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Agenda
• The Setup: Preparing for 

Ordinance updates using the 

Master Plan.

• The Project: What is a Unified 

Development Ordinance?

• The Process: That pathway –

and detours – to earning buy-in 

and consensus. 

• The Outcome: Holland’s 

innovative zoning and regulatory 

structure.



The Setup































The Project



What is a Unified Development Ordinance?

• “UDO”

• Combines several City 

Ordinances – most notably 

Zoning and Subdivisions



What is a Unified Development Ordinance?

• The 2021 UDO was a thorough 

update of Holland’s zoning 

• First full re-write since 1943

• Added Form Based Code, 

Airport Overlay, Street 

Design, and other new 

elements. 

• Completely new zoning map















Why?
• Streamline

• Clean up inconsistencies

• Organize more effectively

• Make more “user-friendly”

• Economic Development

• Modernize

• Form Based Code

• Mixed Use

• Modern Housing Options

• Complete Streets



The Process



The Process

What we planned:
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Engagement and Consensus Building



Charrette

• One Week

• Locations throughout City

• Stakeholders Invited

• General Public Welcomed

• Outcome:

• Form Based Code Vision

• Solidified District Lines

• Downtown Edges

• Mixed Use Framework



The Process

What happened:
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Downtown
Waterfront
Industry
Shopping Centers
Road Design
Institutions (Hope, Hospital, etc)



Follow Up – Stakeholders

• DDA

• Downtown Business 

Owners

• Downtown Developers



Follow Up – Stakeholders

• Industrial Businesses

• Waterfront Property 

Owners



Follow Up – Stakeholders

• West Michigan Regional 

Airport

• Holland Hospital

• Hope College



The Process

What happened:
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Neighborhood Business Districts
Street Design
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Housing
Neighborhood Character
Form Based Code
Waterfront Holland Visioning



Housing Survey and Meetings

• Online, paper, and at library. 

• Follow-up neighborhood meetings. 

• Questions phrased as hypothetical redevelopments?

• “Would you support your neighbor expanding their home?”

• “Would you support new homes on empty lots near you? 2 units on a lot? 

3? 4? More?”

• “Would you support houses being replaced by 2 units? 3 units? 4 units? 

More?”



Housing Survey and Meetings

• Support for infill or “missing middle” housing was high:

• 62% said they would support the house next door becoming a duplex

• 76% said they would support a house “down the street” becoming a 

duplex



Housing Survey and Meetings

• Support for infill or “missing middle” housing was high:

• 62% said they would support the house next door becoming a duplex

• 76% said they would support a house “down the street” becoming a 

duplex

• This turned out to be misleading



Follow Up – Neighborhood Meetings



Follow Up – Neighborhood Meetings



Follow Up – Neighborhood Meetings



Follow Up – Neighborhood Meetings

“But we like going to the ZBA!”



Follow Up – Neighborhood Meetings



The Process

What happened:
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Advisory Public Hearings



Carrying on through Covid

• Interactive “Storymap”



Carrying on through Covid

• Videos (get screenshot)



Carrying on through Covid

• Zoom Workshops - Unintentional

• Planning Commission meetings on 

Zoom due to Covid

• >150 residents participated

• Key Topic: Housing

• Accessory Dwelling Units

• Duplexes/Triplexes/Quadplexes

• Minimum Lot Size



Carrying on through Covid



The Process

What happened:
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Advisory Public Hearings



Achieving Consensus

• “Advisory Public Hearings”

• In addition to the one required by the Zoning Enabling 

Act

• Residential Advisory Hearing

• Non-Residential Advisory Hearing



Achieving Consensus
• Final City Council Votes

• Agreement in Principle: Vote on final issues, then unanimous adoption

• Final Issues

• Allow Duplexes in Low Density Residential (LDR) District – Failed 9-0

• Change the acronym for LDR to “R-1” – Failed 6-3

• Keep the same residential density as the old Ordinance in the 

Traditional Neighborhood Residential District (TNR) – Passed 9-0

• Set the required parking spaces for residential units in the Form Based 

Code “North Downtown” District at 1.2 spaces per unit – Passed 6-3



Achieving Consensus
• Final City Council Votes

• Agreement in Principle: Vote on final issues, then unanimous adoption

• Final Issues

• Allow Duplexes in Low Density Residential (LDR) District – Failed 9-0

• Change the acronym for LDR to “R-1” – Failed 6-3

• Keep the same residential density as the old Ordinance in the 

Traditional Neighborhood Residential District (TNR) – Passed 9-0

• Set the required parking spaces for residential units in the Form Based 

Code “North Downtown” District at 1.2 spaces per unit – Passed 6-3

Final Vote: 9-0 to Adopt UDO



The Outcome



The Outcome
• Form Based Code

• Mixed Use Districts

• “Regular” Districts

• Airport Overlay

• Street Design

• Landscaping/Stormwater

• Signage

• Housing

• Format and Organization



Form Based Code



FBC Map

Downtown

Centennial 

Park

River Ave



Sketches 

from 

Charrette

Downtown

Centennial 

Park



FBC Map
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Michigan 

Avenue
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from 
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River/14th



Sketches 

from 

Charrette

Michigan 

Avenue

“Old” 

Washington



Sketches 

from 

Charrette

Michigan 

Avenue

“Old” 

Washington



Mixed Use Districts



Mixed Use Districts

New picture from Mark







Mixed Use Districts



Mixed Use Districts



Mixed Use Districts



Mixed Use Districts



Mixed Use Districts



Mixed Use Districts



Mixed Use Districts
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Mixed Use Districts



Mixed Use Districts



Mixed Use Districts



“Regular” Districts

• LDR – Low Density Residential
• CNR – Cottage Neighborhood Residential
• MDR – Medium Density Residential
• TNR – Traditional Neighborhood Residential
• HDR – High Density Residential 
• MHR – Manufactured Housing Residential
• ED – Education 
• I – Industrial
• A – Airport
• OS – Open Space
• PUD – Planned Unit Development
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“Regular” Districts

• LDR – Low Density Residential
• CNR – Cottage Neighborhood Residential
• MDR – Medium Density Residential
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• HDR – High Density Residential 
• MHR – Manufactured Housing Residential
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Airport Overlay



Airport Overlay



Airport Overlay



Airport Overlay



Waterfront Overlay



Waterfront Overlay



Waterfront Overlay



Street Design



Street Design



Street Design



Street Design



Street Design



Street Design



Street Design



Landscaping/Stormwater



Landscaping/Stormwater



Landscaping/Stormwater



Parking



Parking



Parking



Parking



Parking



Housing and Neighborhoods



Housing and Neighborhoods



Traditional Neighborhood Residential (TNR)



Infill Design Review



Format and Organization
1) Introduction, Toolbox, and Legal Provisions

2) Zone Districts

3) Form Based Code

4) Additional Use Standards

5) Site Design Review Standards

6) Landscaping and Green Infrastructure

7) Lighting

8) Signage

9) General Standards

10) Streets, Driveways, and Sidewalks

11) Subdivision of Land

12) Application Review Process and Administration

13) Non-Conforming

14) Definitions
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Thank you!

Questions?


