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Community Development Memo 
 
 DATE:  January 7, 2016 
 
 TO:  Township Board 
 
 FROM: Stacey Fedewa, Planning & Zoning Official 
 

RE:  Health Pointe PUD Amendment 
 
 
BACKGROUND 

 
In 1998, the Planning Commission and Township Board approved the Meijer PUD, which included 
6 outlots. One outlot was developed by Macatawa Bank in 2004, and the remaining five outlots have 
been purchased by Health Pointe Corporation, a joint venture between Spectrum Health and Holland 
Hospital. Health Pointe is proposing to construct a medical professional office building. The packets 
include the following: 

• Correspondence 
• Project Narrative 
• 11-2-2015 Planning Commission Minutes 
• 12-7-2015 Planning Commission Minutes 
• 03-9-1998 Township Board Minutes 
• Building Elevations 
• Perspective Drawings 

• Comparative Perspective Drawing 
• Map of Perspective Drawing Locations 
• Traffic Impact Study 
• Parking Study 
• Signage Plan  
• Photometric Plan 
• Site Plans 

 

PROJECT OVERVIEW 
 
The proposed project is located on 12 acres of land, and consists of a 
two phase development. Phase one would include a 54’10” three-story 
105,550 square foot medical professional office building. 
Additionally, this phase would include the relocation of the north 
entrance drive on 172nd Avenue 75 feet to the south. Phase two 
proposes a 14,450 square foot vertical expansion that would be added 
to a one-story section that was constructed during phase one. 
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This project must be developed as an Amendment to the original 1998 Meijer PUD, which includes 
stipulations found in the March 9, 1998 Township Board Minutes in addition to the current PUD 
Ordinance and US-31 Area Overlay Zone. 
 

ZONING REQUIREMENTS STANDARD 
MET 

Chapter 15 – C-1 Commercial District Requested 
Departure • Maximum building height is 2½ stories, or 35 feet. 

Chapter 15A – US-31 Area Overlay Zone 

Requested 
Departures 

• Parking shall be provided at a rate of 1 space per 200 square feet. 

• Landscape islands shall be two feet shorter than parking space depth. 

• Generally, curbs must be used throughout the parking lot and paved areas. 

Chapter 17 – Planned Unit Development Yes 

Chapter 20 – General Provisions Yes 

Chapter 20A – Outdoor Lighting Requirements Yes 

Chapter 23 – Site Plan Review Yes 

Chapter 24 – Parking, Loading Spaces, and Signs Yes 

March 9, 1998 Township Board Meeting Minutes Requested 
Departure • Approvals of monument (ground) signs for each outlot. 

 

REQUESTED DEPARTURES 
 
Building Height – 15.04 

 
Ordinance Requirement  Departure Request 

Maximum building height is 2½ stories or 35 
feet, whichever is less. 

 Building height of 3 stories, and 54’10”. 
Main building reaches 44 feet in height. 
Mechanical penthouse extends an additional 
10’10”. 

Planning Commission Recommendation 

Approve, based on the following findings: 

• The Resilient Master Plan Draft encourages vertical expansion to reduce sprawl and limit the 
cost of extending infrastructure.  

• The Grand Haven Charter Township Fire/Rescue Department has an emergency vehicle with 
the ability to exceed the proposed building height. 
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• Section 17.05.2.A.2 requires mechanical equipment to be visually screened from adjacent 
properties, public roadways, or other public areas.  

• The Township has approved height departures for previous PUDs. 
 
Staff identified 9 properties within the Township over 35 feet in height: 

Building Address Height Notes 
Grand Haven High 
School 

17001 Ferris Street 74 feet Public schools exempt from most 
local zoning codes 

VanKampen House 13215 Lakeshore Drive 56 feet 1990 variance 
Grand Rapids Water 
Filtration Plant 

11150 Lakeshore Drive 47 feet F/R records 

Camp Blodgett 10451 Lakeshore Drive 42 feet F/R records 

Roebuck House 17997 Brucker Street 39 feet 

2010-2011 variances & building 
permits addressing height 
measurements in the Critical Dune 
Areas 

Resurrection Life 
Church 12900 US-31 38 feet F/R records, constructed in 2000 

Macatawa Bank 15135 Whittaker Way 36 feet 2004 PUD Amendment 

Piper Lakes 
Apartments 

14841 168th Avenue 
35’4” measured 
height 
44’ overall height 

2014 PUD approval 

Timber View 
Apartments 

15056 Elizabeth Jean Ct 3 stories,  
35 feet 

2002 variance to allow 3 stories 
when only 2½ is permitted 

 

 
 
Parking – 15A.10.10 

 
Ordinance Requirement  Departure Request 

1 parking space per 200 square feet of 
useable floor area (UFA). 

 Approximately 1 parking space per 200 
square feet of gross floor area (GFA). Total 
of 577 parking spaces, which is 93 more than 
permitted by the Overlay Zone. 

Planning Commission Recommendation 

Approve, based on the following findings: 
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• Sections 15A.05.13, 15A.10.10, 17.05.1.F, and 24.03.1 require a maximum number of 
parking spaces unless the applicant provides a parking study that demonstrates the need for 
additional parking. The Developer has an established history with similar developments 
which establishes the need for additional parking, and has submitted a parking study to 
further establish the need.  

• Outside of the Overlay Zone this project would have been permitted 1,200 parking spaces. 

• The excess parking will not be highly visible from US-31. 

 
Signage – 3/9/1998 Township Board Meeting Minutes 

 
Ordinance Requirement  Departure Request 

1998 Township Board Meeting Minutes 
allow one monument (ground) sign per 
outlot, not to exceed 52 square feet, and 5 
feet in height. Sign location is subject to 
review by the Planning Commission. 
  

 3 monument (ground) signs, each 48 square 
feet in size, with a height of 8.4 feet. 

Planning Commission Recommendation 

Partially Approve, based on the following 
findings: 

 
• This PUD Amendment comprises five 

of the six outlots. 

• The three permitted ground signs 
reduce↓ the amount of signage 
permitted under the 1998 PUD by 116 
square feet. 

• A total height of six feet is permitted 
under Section 24.13 of the current 
Zoning Ordinance. 

  
Curb and Gutter – 15A.10.7 

 
Ordinance Requirement  Departure Request 

Generally, curbs must be used throughout 
the parking lot and paved areas. Planning 
Commission may grant an exception upon 
finding that overall stormwater disposition 
will be enhanced. 

 Existing north driveway does not have curb 
and gutter. Requests the Township not 
require curb and gutter once this driveway is 
relocated. 
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Planning Commission Recommendation 

Deny, based on the following findings: 
 

• The Planning Commission has consistently required 
curb and gutter throughout the parking lot and paved 
areas of developments in the Overlay Zone.  

• As required by Section 15A.10.7, the Developer did not 
provide compelling evidence to find that overall 
stormwater disposition will be enhanced if the curbing 
requirement is reduced. 

 
Interior Landscape Island Dimensions – 15A.10.5 

 
Ordinance Requirement  Departure Request 

Islands shall be located to improve traffic 
flow and views. Details on islands shall be 
provided including radii, length two feet 
shorter than parking space depth, ground 
cover and any lighting or irrigation. 
 

 Interior landscape islands be permitted to 
have the same depth as the parking spaces. 

Planning Commission Recommendation 

Approve, based on the following findings: 
 

• Aesthetics to the surrounding area will be enhanced 
because the interior landscape island will screen the 
entire length of the parking space. 

• The parking spaces surround sides of the building, and each abut a private road or access 
road. Due to the high visibility of this parking lot this departure is approved in order to 
provide additional screening from adjacent roadways. 

• This provision has not been uniformly enforced by the Township for other development 
projects in the Overlay Zone. 

 

REQUIREMENTS EXCEEDED 
 
In response to a number of recommendations the applicant received from staff and the Planning 
Commission the following items exceed the requirements of the Zoning Ordinance: 
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• Landscaping (including the interior landscape 
islands):  

o Required – 18,347 square feet. 

o Proposing – 92,577 square feet, or 404% 
more than what is required. 

• Tree species were diversified by incorporating those 
identified as Landmark Trees by the Township’s US-
31 Area Overlay Zone. 

• 5 Perspective Drawings and 1 Comparative 
Perspective Drawing, which provides a visual aid to 
assist with an aesthetic compatibility determination. 

• An Overlay Plan sheet is included in the Civil Plans (sheet C-202B), which superimposes the 
project over the existing site. This provides a visual aid to 
show the internal changes to the road system. 

• The Outdoor Lighting Requirements are significantly 
below↓ the Total Site Power Limits permitted in 
Lighting Zone 3. 

• Sidewalks and pathways will be installed throughout 
the site. 

• The site will be “backloaded” to allow a better flow of 
traffic. Meaning, vehicles can enter or leave the 
parking areas as far from the building as possible. 

 

• The applicant will grant two easements to the Township: 

o To allow the future realignment of Whittaker Way with DeSpelder Street. When this 
project occurs the applicant will assume a loss of approximately 15 parking spaces. 

o To allow for an internal driveway connection to 17200 Robbins Road when/if that site is 
redeveloped in the future. This will result in a loss of parking spaces, and construction 
costs to prepare their site for the connection (i.e., installing stub street with curbing, the 
developer of 17200 Robbins Road would be responsible for connecting to the stub street 
and extending it into the new site). 

 

LEGAL INFORMATION 
 
Attorney Bultje has provided the following legal information that is pertinent to this application: 
 
• Applicant requesting departures, not a variance. PUD Ordinance and US-31 Area Overlay Zone 

provide for some discretion if specific findings are made. It is important to note the major 
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purpose of a PUD is to allow certain departures from the Zoning Ordinance regulations if the 
changes improve or enhance the overall development. 

• Zoning Ordinance limits the scope of factors the Township can consider for this application. So 
long as the general use of the building is permissible then each service does not have to be 
specified.  Eliminating competition or protecting existing businesses or service providers are not 
considered legitimate considerations. 

• The State of Michigan is responsible for issuing Certificates of Need. The application process 
addresses items such as duplication of services. It is not allowable for the Township regulate the 
medical uses within the building. The Township need not have the entire list of specific uses to 
be established within the facility (however, it is noted the applicant does plan to share 
information with the Township Board at Monday's meeting regarding the medical uses that are 
planned to be associated with the development). 

• Review process of the Planned Unit Development Amendment is not fast. It provides for an 
optional pre-application presentation, and requires a public hearing with the Planning 
Commission and Township Board, which are both noticed in conformance with the Michigan 
Zoning Enabling Act (published in newspaper at least 15 days prior to the public hearing, 
mailed to all property owners within 300 feet of the site, posted on the website, posted on the 
bulletin board in the Township offices). Township Board will hold a public hearing on the 
application regardless of the Planning Commissions’ recommendation. 

o The Planning Commission public hearing was more than is required by the Michigan 
Zoning Enabling Act given that the land was already zoned for a PUD. 

o The applicant has appeared before the Planning Commission on: 

 September 21, 2015 – Pre-Application Presentation 

 November 2, 2015 – Public Hearing 

 December 7, 2015 – Reading of Motion and Report of Findings 

o Beginning Sept 16th several regional media outlets published stories about the proposed 
project, which include: 
 mLive 
 MiBiz 
 Grand Haven Tribune 

 Holland Sentinel 
 Grand Rapids Business Journal 

 

MASTER PLAN APPLICABILITY 
 
There are several section of the 2009 Master Plan and 2016 Resilient Master Plan Draft that are 
applicable to this application, which are summarized below. 
 
• The 2009, and 2016, Future Land Use Plan describes the need to balance the community’s 

character against opportunities for future economic growth and development. Consequently, the 
Master Plan “supports an appropriate amount of land available for both commercial and 
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industrial uses. These land uses are strategically clustered on the US-31, M-45 and Robbins Road 
corridors.  

o These concentrations focus development activity in locations that are well served by 
roads and utilities, and result in separating additional traffic and nuisances from the 
Township’s residential neighborhoods.”  

o This chapter goes on to describe each future land use designation and their corresponding 
zoning districts. The Commercial district states, “the C-1 Commercial, SP-Service 
Professional, and Commercial PUD zoning districts should correspond with the 
Commercial land use designation. Any future Commercial development proposals that 
are significant in scale or scope should be considered as Planned Unit Developments.” 

• The Robbins Road Sub-Area Plan also provides the following recommendations and statements: 

o “Land uses should include a 
blend of single and multiple-
family residential, office, 
and regional neighborhood-
serving commercial, either 
integrated horizontally 
across the Sub-Area or 
vertically within buildings.” 

o “Minimum building heights 
should be established and 
allowed to exceed 2.5 
stories and 35 feet.” 

o “Sites should interconnect 
using existing and planned 
drives enabling patrons to access more than one use without being forced back onto a 
major road.” 

o The Sub-Area Future Land Use Concept calls for the proposed site to be developed as 
Regional Commercial, which means patrons will travel a reasonable distance via 
automobile to visit the establishment. Whereas Neighborhood Commercial is intended to 
be utilized by local residents within walking distance. 

• A recommendation for a Best Management Practice to achieve a Resilient Community states, 
“encourage development to occur in high, vertical density in areas where infrastructure is 
available. This will help ensure the protection of natural spaces and help local governments 
maintain valuable infrastructure.” 

 

RECOMMENDATION 
 
If the Township Board finds the PUD Amendment meets the applicable standards, the following 
motion can be offered: 
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Motion to approve with conditions the Health Pointe Planned Unit Development 
Amendment. This is based on the application meeting the requirements and 
standards set forth by the Grand Haven Charter Township Zoning Ordinance and 
Master Plan. This motion is subject to, and incorporates, the following report. 

 
If the Township Board finds the PUD Amendment does not meet the applicable standards, the 
following motion can be offered: 
 

Motion to deny the Health Pointe Planned Unit Development Amendment. This is 
based on the application meeting the requirements and standards set forth by the 
Grand Haven Charter Township Zoning Ordinance and Master Plan. This motion 
is subject to, and incorporates, the following reasons for denial. 

 
If the Township Board determines that additional time is needed for consideration of the PUD 
amendment, the following motion can be offered: 
 

Motion to postpone further consideration of the Health Pointe Planned Unit 
Development Amendment to the regular, January 25th Township Board meeting. 

 
Please contact me prior to the meeting if you have questions. 
 

REPORT – To be used with a motion to approve. 
 
Pursuant to the provisions of the Grand Haven Charter Township (the “Township”) Zoning 
Ordinance (the “Zoning Ordinance”), the following is the report of the Grand Haven Charter 
Township Board (the “Board”) concerning an application by Health Pointe Corp (the “Developer”) 
for approval of a Health Pointe Planned Unit Development Amendment (the “Project” or the 
“PUD”). 
 
The Project will consist of a 120,000 square foot three story medical office building. This 12 acre 
project will be located on the remaining five outlots from the original 1998 Meijer PUD. The Project 
as recommended for approval is shown on a final site plan, last revised 12/9/2015 (the “Final Site 
Plan”), presently on file with the Township. 
 
The purpose of this report is to state the decision of the Board concerning the Project, the basis for 
the Board’s recommendation, and the Board’s decision that the Health Pointe PUD Amendment be 
approved as outlined in this motion. The Developer shall comply with all of the documentation 
submitted to the Township for this Project. In granting the approval of the proposed PUD application, 
the Board makes the following findings pursuant to Section 17.04.3 of the Zoning Ordinance. 
 
1. The Project meets the site plan review standards of Section 23.06 of the Zoning Ordinance. 

Specifically, pursuant to Section 23.06.7, the Board finds as follows: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses 
and structures located on the site take into account topography, size of the property, the 
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uses on adjoining property and the relationship and size of buildings to the site. The site 
will be developed so as not to impede the normal and orderly development or 
improvement of surrounding property for uses permitted in this Ordinance. 

B. Safe, convenient, uncontested, and well defined vehicular and pedestrian circulation is 
provided for ingress/egress points and within the site. Drives, streets and other circulation 
routes are designed to promote safe and efficient traffic operations within the site and at 
ingress/egress points. 

C. The arrangement of public or private vehicular and pedestrian connections to existing or 
planned streets in the area are planned to provide a safe and efficient circulation system 
for traffic within the Township. 

D. Removal or alterations of significant natural features are restricted to those areas which 
are reasonably necessary to develop the site in accordance with the requirements of this 
Ordinance. The Planning Commission has required that landscaping, buffers, and/or 
greenbelts be preserved and/or provided to ensure that proposed uses will be adequately 
buffered from one another and from surrounding public and private property. 

E. Areas of natural drainage such as swales, wetlands, ponds, or swamps are protected and 
preserved insofar as practical in their natural state to provide areas for natural habitat, 
preserve drainage patterns and maintain the natural characteristics of the land. 

F. The site plan provides reasonable visual and sound privacy for all dwelling units located 
therein and adjacent thereto. Landscaping shall be used, as appropriate, to accomplish 
these purposes. 

G. All buildings and groups of buildings are arranged so as to permit necessary emergency 
vehicle access as requested by the fire department. 

H. All streets and driveways are developed in accordance with the Ottawa County Road 
Commission (“OCRC”) specifications, as appropriate. 

I. Appropriate measures have been taken to ensure that removal of surface waters will not 
adversely affect neighboring properties or the public storm drainage system.  Provisions 
have been made to accommodate stormwater, prevent erosion and the formation of dust. 

J. Exterior lighting is arranged so that it is deflected away from adjacent properties and so 
it does not interfere with the vision of motorists along adjacent streets, and consists of 
sharp cut-off fixtures. 

K. All loading and unloading areas and outside storage areas, including areas for the storage 
of trash, which face or are visible from residential districts or public streets, are screened. 

L. Entrances and exits are provided at appropriate locations so as to maximize the 
convenience and safety for persons entering or leaving the site. 

M. The Final Site Plan conforms to all applicable requirements of County, State, Federal, 
and Township statutes and ordinances. 

N. The general purposes and spirit of this Ordinance and the Master Plan of the Township 
are maintained. 

2. The Board finds the Project meets the intent for a PUD, as described in Section 17.01.3 of the 
Zoning Ordinance. By approving this Project as a PUD, the Township has been able to negotiate 
various amenities and design characteristics as well as additional restrictions with the Developer, 
which the Township would not have been able to negotiate if the PUD Chapter of the Zoning 
Ordinance was not used. 
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3. Section 17.01.5 of the Zoning Ordinance allows for departures from Zoning Ordinance 
requirements, and it is intended to result in land use development that is substantially consistent 
with the goals and objectives of the Township Master Plan, the Zoning Ordinance, and consistent 
with sound planning principles. The applicant requested five departures. The Board makes the 
following findings. 

A. A building height of 54’10” is permitted because of the following findings. 

i. The Resilient Master Plan Draft encourages vertical expansion to reduce sprawl 
and limit the cost of extending infrastructure. 

ii. The Robbins Road Sub-Area Plan encourages new development to expand 
vertically by exceeding 2.5 stories and 35 feet.  

iii. The Grand Haven Charter Township Fire/Rescue Department has an emergency 
vehicle with the ability to exceed the proposed building height. 

iv. Section 17.05.2.A.2 requires mechanical equipment to be visually screened from 
adjacent properties, public roadways, or other public areas.  

v. The Township has approved height departures for previous PUDs and even 
buildings outside of any PUD. 

B. A total of 577 parking spaces, which is 93 spaces more than allowed by the US-31 and 
M-45 Area Overlay Zone (the “Overlay Zone”), is permitted because of the following 
findings. 

i. Sections 15A.05.13, 15A.10.10, 17.05.1.F, and 24.03.1 require a maximum 
number of parking spaces unless the applicant provides a parking study that 
demonstrates the need for additional parking.  The Developer has an established 
history with similar developments which establishes the need for additional 
parking, and has submitted a parking study to further establish the need.  

ii. Outside of the Overlay Zone this project would have been permitted 1,200 
parking spaces. 

iii. The excess parking will not be highly visible from US-31. 

C. Three ground signs, each 48 square feet in size and six feet in total height, are permitted 
because of the following findings. 

i. The original Planned Unit Development approval memorialized in the March 9, 
1998 Township Board meeting minutes permits one monument (ground) sign for 
each outlot, not to exceed 52 square feet and five feet in height, subject to review 
by the Planning Commission for location. This PUD Amendment comprises five 
of the six outlots. 

ii. The three permitted ground signs reduce the amount of signage permitted under 
the 1998 PUD by 116 square feet. 

iii. A total height of six feet is permitted under Section 24.13 of the current Zoning 
Ordinance. 

D. A departure from 15A.10.7 of the Zoning Ordinance, which requires concrete curb and 
gutter throughout the parking lot and paved areas, is denied. 

i. The Board has consistently required curb and gutter throughout the parking lot 
and paved areas of developments in the Overlay Zone.  
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ii. As required by Section 15A.10.7, the Developer did not provide compelling 
evidence to find that overall stormwater disposition will be enhanced if the 
curbing requirement is reduced. 

E. Interior landscape islands shall be permitted to extend the length of the parking space, 
contrary to Section 15A.10.5 of the Zoning Ordinance, because of the following findings. 

i. Aesthetics to the surrounding area will be enhanced because the interior 
landscape island will screen the entire length of the parking space. 

ii. The parking spaces surround sides of the building, and each abut a private road 
or access road. Due to the high visibility of this parking lot this departure is 
approved in order to provide additional screening from adjacent roadways. 

iii. This provision has not been uniformly enforced by the Township for other 
development projects in the Overlay Zone. 

4. Compared to what could have been constructed by right, the Project has been designed to 
accomplish the following objectives from Section 17.01.4 of the Zoning Ordinance. 

A. The Project will encourage the use of land in accordance with its natural character and 
adaptability; 

B. The Project will promote innovation in land use planning and development; 

C. The Project will promote the enhancement of commercial employment and traffic 
circulation for the residents of the Township; 

D. The Project will promote greater compatibility of design and better use between 
neighboring properties; and 

E. The Project will promote more economical and efficient use of the land while providing 
harmonious integration of necessary commercial and community facilities. 

5. The Project meets the following qualification requirements of Section 17.02 of the Zoning 
Ordinance: 

A. The Project meets the minimum size of five acres of contiguous land. 

B. The PUD design substantially promotes the Intent and Objectives of Section 17.01 of the 
Zoning Ordinance; it further permits an improved layout of land uses and roadways that 
could not otherwise be achieved under normal zoning. 

C. The Project, as part of the original 1998 PUD, contains two or more separate and distinct 
uses. 

6. The Board also finds the Project complies with the general PUD Design Considerations of 
Section 17.05 of the Zoning Ordinance. 

A. The stormwater management system for the Project and the drainage facilities will 
properly accommodate stormwater on the site, will prevent runoff to adjacent properties, 
and are consistent with the Township’s groundwater protection strategies. 

B. The Project will not interfere with or unduly burden the water supply facilities, the 
sewage collection and disposal systems, or other public services such as school facilities, 
park and recreation facilities, etc. 

C. Utility services within the Project shall be underground. This includes but is not limited 
to electricity, gas lines, telephone, cable television, public water and sanitary sewer.  
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D. The internal road system in the Project is designed to limit destruction of existing natural 
vegetation and to decrease the possibility of erosion. 

E. Vehicular circulation, traffic and parking areas have been planned and located to 
minimize effects on occupants and users of the Project and to minimize hazards to 
adjacent properties and roadways. 

F. Parking requirements for each use have been determined to be in accordance with 
Chapter 24 (Parking, Loading Space, and Signs), and the deviation from Section 
15A.10.10 is covered elsewhere in this motion. 

G. Street lighting will be installed in the same manner as required under the Township’s 
Subdivision Control Ordinance.  

H. Buildings in the Project have been sited to protect natural resources. Natural features 
such as natural grade, trees, vegetation, water bodies and others have been incorporated 
into the Final Site Plan.  

I. Architectural design features visually screen the mechanical and services areas from 
adjacent properties, public roadways, and other public areas.  

J. The exterior walls greater than 50 feet in horizontal length or that can be viewed from a 
public street contain a combination of architectural features, variety of building 
materials, and landscaping near the walls. 

K. Onsite landscaping abuts the walls so the vegetation combined with architectural features 
significantly reduce the visual impact of the building mass when viewed from the street. 

L. The predominant building materials have been found to be those characteristic of the 
Township such as brick, native stone, and glass products.  Pre-fabricated metal panels 
used to screen the mechanical penthouse do not dominate the building exterior of the 
structure. 

M. Landscaping, natural features, open space and other site amenities have been located in 
the Project to be convenient for occupants of, and visitors to, the PUD. 

N. The Project is reasonably compatible with the natural environment of the site and the 
adjacent premises. 

O. The Project will not unduly interfere with the provision of adequate light or air, nor will 
it overcrowd land or cause an unreasonably severe concentration of population. 

P. Exterior lighting within the Project complies with Chapter 20A for an LZ 3 zone. 

Q. Outside storage of materials shall be screened from view. 

R. Signage is compliant with Section 24.13 of the Zoning Ordinance, and the Planning 
Commission recommended the Township Board approve a modification to the sign 
provisions found in the March 9, 1998 meeting minutes of the original PUD. 

S. The Project will not have a substantially detrimental effect upon or substantially impair 
the value of neighborhood property, as long as all of the standards and conditions of this 
approval of the Project are satisfied. 

T. The Project is in compliance with all applicable Federal, State, County, and local laws 
and regulations. Any other permits for development that may be required by other 
agencies shall be available to the Township Board before construction is commenced. 

U. No additional driveways onto public roadways have been permitted. 
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V. The Project is consistent with the goals and objectives of the Master Land Use Plan. 
Specifically, it is consistent with the Master Plan designation of the property in question. 

7. The Board also finds the Project complies with the Overlay Zone findings and statement of 
purpose found in Section 15A.01 of the Zoning Ordinance. 

A. The Project accommodates a variety of uses permitted by the underlying zoning, but 
ensures such uses are designed to achieve an attractive built and natural environment. 

B. The Project provides architectural and site design standards that are more demanding 
than required elsewhere in the Township in order to promote harmonious development 
and complement the natural characteristics in the western sections of the Township. 

C. The Project promotes public safety and efficient flow of vehicular traffic by minimizing 
conflicts from turning movements resulting from the proliferation of unnecessary curb 
cuts and driveways. 

D. The Project ensures safe access by emergency vehicles. 

E. The Project encourages efficient flow of traffic by minimizing the disruption and 
conflicts between through traffic and turning movements. 

F. The Project preserves the capacity along US-31 and other roads in the Overlay Zone by 
limiting and controlling the number and location of driveways, and requires alternate 
means of access through service drives. 

G. The Project seeks to reduce the number and severity of crashes by improving traffic 
operations and safety. 

H. The Project requires coordinated access among adjacent lands where possible. 

I. The Project provides landowners with reasonable access through a service drive. 

J. The Project requires demonstration that prior to approval of any land divisions, the 
resultant parcels are accessible through compliance with the access standards. 

K. The Project preserves woodlands, view sheds, and other natural features along the 
corridor. 

L. The Project ensures that distractions to motorists are minimized by avoiding blight and 
clutter while providing property owners and businesses with appropriate design 
flexibility and visibility. 

M. The Project implements the goals expressed in the US-31/M-45 Corridor Study. 

N. The Project establishes uniform standards to ensure fair and equal application. 

O. The Project addresses situations where existing development within the Overlay Zone 
does not conform to the standards. 

P. The Project promotes a more coordinated development review process with the OCRC. 

8. The Board also finds the Project complies with the conditions of approval described in the 
March 9, 1998 Township Board meeting minutes for the original PUD, which conditions are 
still applicable to the Project, and it shall comply with the below additional conditions as well. 

A. Outlot development was subjected to site plan review. 

B. Parking lots are setback a minimum of 25 feet. 
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C. Outlot has architectural materials and landscaping compatible with that of the principal 
Meijer facility and site. 

D. Location of monument (ground) signs have been approved. 

E. Monument (ground) signs do not exceed 52 square feet. 

F. Monument (ground) sign has a maximum height of six feet as permitted by Section 24.13 
of the current Zoning Ordinance. 

G. Revisions or changes to the conditions are made by the Township Board after a public 
hearing. These conditions are binding upon the Developer and all successor owners or 
parties in interest in the Project. 

H. Drainage for the Project is approved by the OCWRC. 

I. Any violation of the conditions constitute a violation of the Zoning Ordinance, and in 
addition to the remedies provided therein, shall be cause for the Township Board to 
suspend or revoke any zoning or building permit applicable to the project. 

J. The right is reserved by the Township to impose additional conditions if reasonably 
necessary to achieve the purposes of the Zoning Ordinance. 

K. The PUD approval is personal to the Developer and shall not be transferred by the 
Developer to a third party without the prior written consent of the Township. 

L. Except as expressly modified, revised or altered by these conditions the Project shall be 
acquired, developed and completed in conformance with the Zoning Ordinance, as 
amended, and all other applicable Township ordinances. 

M. Approval and compliance with all requirements set forth by the OCRC, and if applicable 
the OCWRC. No building permits shall be issued until all permits have been obtained. 

N. The Developer shall enter into a PUD Contract with the Township. The Contract shall 
be reviewed and approved by the Township Board prior to the issuance of building 
permits. 

O. The Developer shall agree to an access easement to the Township for the purpose of 
realigning the north end of Whittaker Way directly with DeSpelder Street pursuant to 
the Robbins Road Sub-Area Plan. The Developer shall preliminarily identify the 
easement area on the Final Site Plan, and the easement shall be drafted by the Township 
Attorney and approved by the Township Board prior to the issuance of building permits. 

P. This approval is also conditioned upon the Developer meeting all applicable Federal, 
State, County and Township laws, rules and ordinances. 

Q. The Developer shall comply with all of the requirements of the Final Site Plan, 
specifically including all of the notes contained thereon, and all of the representations 
made in the written submissions by the Developer to the Township for consideration of 
the Project. 

R. The parking areas in the Project shall be “backloaded,” which means that the Final Site 
Plan shall be revised to allow vehicles to enter or leave the parking areas as far from the 
building in the Project as possible. 

S. In the event of a conflict between the Final Site Plan and these conditions, these 
conditions shall control. 







From: Cathy Brolick
To: Stacey Fedewa
Subject: REVISED ZONING FOR ROBBINS ROAD AREA
Date: Wednesday, January 06, 2016 1:10:29 PM

As a citizen of Grand Haven Township ---  and a company located in the Township --- I am very
 concerned about the changes that could be coming to the Robbins Road area.   I currently  must
 conduct business at two of the banks located on Robbins Road and the traffic/congestion

 throughout the day at the intersection of Robbins Road and Ferry Street/172nd   is hazardous to say
 the least.    I cannot even begin to imagine what will occur when you add the potential of another
 500+ vehicles (based on the number of parking spaces quoted for the medical facility) to this area.   
 Is the plan to make Robbins Road a one way street with the opposite street (Comstock???) being
 one way as well?    It does not appear that there is any way to put in either a turn lane nor an added

 lane for traffic to either  Robbins Road nor 172nd.     What is the plan to handle the added traffic at
 this location?   And don’t forget the people on bicycles as well as elderly people who walk to the
 store from Pinewood Place, Village at the Pines, and Grand Pines.    I’ve seen numerous near misses
 of people crossing the street when cars become impatient to complete their turns.
 
I certainly hope the Township is considering all potential problems a major facility of this size will be
 bringing with it.
 
Catherine M. Brolick
Spectral Enterprises, Inc.
Direct Line:  616-935-1328
 

mailto:cbrolick@spectralenterprises.com
mailto:SFedewa@ght.org














December 10, 2015 
 
 
Stacey Fedewa 
Planning & Zoning Official 
13300 168th Ave. 
Grand Haven, MI  49417 
 
Dear Stacey and Planning Commission, 
 
I am a 35-year resident of Grand Haven Township.  It is with deep concern that I 
urge the Planning Commission to deny a vote on Spectrum Health’s proposed PUD 
Amendment on the outlots of Meijer. 
 
This proposed building is close to, if not the largest, Spectrum Medical building to be 
built.  In fact, it rivals the size of our local hospital’s entire campus.   Yet Spectrum 
Health has not answered the fundamental question of “What services will be housed 
here?”  
 
The issue on the table may purport to be about variances.  However, the underlying 
and highly disturbing issue that is not being discussed is, “How will this proposed 
facility impact our excellent local hospital system? “  This community has invested 
millions in North Ottawa Community Health System throughout the decades.  That 
investment is at risk if we do not properly understand the impact of Spectrum’s 
plans.  
 
I agree wholeheartedly with the op ed piece that was published in the Grand Haven 
Tribune. We do not know enough for a vote of this magnitude.  Nor does one 
meeting the week before Christmas give the community a chance to respond so that 
you as township officials can properly consider our views.  
 
In the strongest possible way, I urge you to delay a vote, and institute a review 
process commensurate with the significance of this project.  The potential impact of 
such a project deserves more than minimum standard for public input.  There is 
nothing to be lost, and much to be gained, by a thoughtful and thorough process.  
 
I thank you for your consideration. 
 
Sincerely, 
 
Stephen Marotti  
15707 High Ridge Dr. 
Grand Haven, MI. 49417 
 
616 846-8644 
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  NARRATIVE 
   HEALTH POINTE 
 
 
Introduction 

Health Pointe  is  a partnership between  Spectrum Health  and Holland Hospital  formed  to provide  the 

highest quality of integrated health care in a single campus setting.   The project site is located north of the 

Meijer Retail Store and is a total of 11.74 acres (excluding ROW) which combines five existing vacant Meijer 

outlots into a single contiguous parcel.   Whittaker Way (private) off Robbins Road and the unnamed Meijer 

access  road  (private) off 172nd will be  relocated  to achieve  the contiguous parcel area needed  for  the 

proposed project.   The proposed project includes a 105,550 sf (52,254 sf footprint including mechanical 

screen wall area) medical office building and associated parking.  

The site layout is superimposed on the current aerial photograph below:  
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Current Zoning and Future Land Use Plan 

The property is currently zoned PUD and was part of the original Meijer PUD approved by the Township 

in 1998. 
 

 

 

Properties surrounding the proposed PUD are zoned as follows: 

North ‐ Commercial 

  East – Commercial, PUD and RR Residential 

  South ‐ PUD   

  West – Commercial 
 

The Township Future Land Use Plan designates the property as Robbins Road Sub Area. 
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Site History 

Prior to the Meijer PUD development  in 1998 the site contained several single‐family residential homes 

and vacant property.   

 

1994 Aerial Photograph 

 

 

The group of five Meijer Outlots that collectively represent the proposed project area have been vacant 

commercial parcels since the Meijer store was constructed in the late 1990’s. 

 

2014 Aerial Photograph 
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Proposed PUD Qualifications 

The proposed PUD meets the qualifying conditions of Zoning Ordinance Section 15.1702 as follows:  

 

A. Minimum size  

  The proposed PUD is 11.74 acres (excluding ROW) and therefore exceeds the minimum 5 acres to be 

considered for PUD development. 

 

B.  Must demonstrate at least one (1) of the following conditions:  

1)   Two or more distinct uses – Met: On the overall Meijer PUD campus there are commercial and 

medical office uses. 

2)   Site exhibits significant natural features ‐ Not met 

3)   Site has distinct physical characteristics ‐ Not met 

4)   Includes innovative development concepts – Met: The network of service drives on the Meijer 

PUD campus allows for internal circulation and traffic flow without excessive or added curb cuts 

onto existing public streets.  In addition, the Health Pointe use will provide integrated health 

care for the community with multiple services under one roof rather than requiring service 

providers or patience to visit multiple locations for their health care needs. 

 

Schedule and Phasing 

Health Pointe anticipates constructing the project in two phases.  Phase 1 would commence pending 

approvals and permits in Fall 2015 and would be completed in Fall 2017.  Phase 1 anticipated 

construction is as follows:  

Start Site Preparation/Construction – December 2015 

  Driveway Relocation – April 2016 

  Final Grading and Paving – Summer 2017 

  Final Landscaping and Restoration – Summer 2017 

  Grand Opening – Fall 2017 

Phase 2, as currently contemplated, would be a parking lot expansion and a vertical building 

construction on the north end of the building.   Phase 2 timing would be dependent on market and 

economic conditions. 
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Description of Requested Zoning Departures 

The proposed PUD amendment includes the following zoning ordinance departure requests: 

 

Parking (Sections 15.2403 and 15A.10.10) – The parking ratio in the zoning ordinance is 1 space for 

every 200 sf of useable floor area of the building.  Spectrum Health and Holland Hospital own and 

operate several medical office buildings in West Michigan.  Through their operation of these facilities 

they have found that a parking ratio of 1 space for every 200 sf of gross floor area provides the needed 

capacity for their care providers and patients.  Therefore, Health Pointe requests approval for a parking 

ratio of 1 space for every 200 sf of gross floor area. 

 

Interior Landscape Island Dimensions (Section 15A.10.5) – This section of the ordinance requires 

landscape islands to be 2‐feet shorter than parking space depth.   Health Pointe requests approval to 

provide landscape islands that are equal to the parking space depth so that the back of cars do not 

extend beyond the island. 

 

Building Height (Section 15.2102) – The maximum building height per the zoning ordinance is 35‐feet.  

Health Pointe requests approval for a building height of 54‐feet 10‐inches.  The main building is 44‐feet 

in height with a mechanical penthouse that extends an additional 10‐feet 10‐inches. 
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Existing Tree Survey and Required Removals for Construction 

Four existing landmark trees were identified by Township staff as trees for the applicant to evaluate if 

they could be saved.  Those trees are superimposed on the proposed site grading plan below: 

 

 

 

All four of these trees are within the proposed construction area and either located in areas that require 

significant grade changes or within the footprint of pavement or utilities and therefore cannot be saved. 

 

Traffic 

A comprehensive traffic impact study of the impacted roadways adjacent to the project has been 

prepared by URS/AECOM.  Based on the study findings, no improvements to existing public or private 

roads is needed for the Health Pointe project. 

 

Access to the proposed site is from the two existing Meijer private roads off Robbins Road and 172nd.  

No new public road curb cuts or driveways are proposed for the project.  A total of four driveways off 

the existing Meijer access roads are proposed for the Health Pointe use. 

 

Soils/Geotechnical 

Material Testing Consultants has completed a geotechnical investigation of the site which included ten 

soil borings to a depth of 20‐feet. The results of the investigation show the site is sandy soil to the 

explored depth with water table at approximately 5‐feet below existing site grade.  The sandy site soils 

are suitable for building, utility and parking lot construction. 
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Wetlands 

King & MacGregor Environmental has completed a wetland assessment of the property and there are no 

regulated wetlands on the property. 

 

Utility Service 

There is existing public watermain and sanitary sewer on the site that was installed during the original 

Meijer PUD construction.   Sanitary sewer is along the north property line and watermain is looped 

through the site.  A majority of the watermain on the site will need to be removed and new watermain 

constructed for the Health Pointe project. 

 

Stormwater Management 

The proposed Health Pointe project will connect to the existing Meijer PUD stormwater collection 

system and will discharge to an existing detention basin on the far west side of the Meijer PUD site 

(west off Whittaker Way).   Based on review of the original Meijer PUD stormwater management 

calculations the existing Meijer stormwater collection and detention storage basin were originally 

designed to handle the five outlots that make up the Health Pointe project.  So no additional on‐site 

stormwater detention for the Health Pointe project is needed. 

 

Grading 

The proposed project site will be graded to establish a building finished floor elevation of 608.5.  The 

property is approximately 4‐feet low as compared to the elevation of 172nd and Whittaker Way.  Sand fill 

will be hauled into the site to establish the site elevation. 

 

Lighting 

A site lighting and photometric plan has been prepared and is included in the PUD package. All lighting 

levels and pole heights comply with Township ordinance requirements.   
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Landscaping 

Site landscaping is proposed in excess of the minimum Township ordinance requirement as follows: 

  Required total landscape area = 18,347 sf (15 sf per SF of pavement) 

  Provided total landscape area = 92,577 sf  

  Required total interior landscape islands = 13,760 sf (75% of total required landscape area) 

  Provided total interior landscape islands = 36,031 sf (315% of total required landscape area) 
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Signage 

Three monument signs for Health Pointe are proposed.  Two of the monument signs will be located at 

the proposed entrance drives internal to the Meijer PUD.  The third will be located at 172nd Avenue in 

the location of the existing Meijer sign.  The Meijer sign will be relocated to the south side of the 

entrance drive. 

 

 

 

Building wall signage in conformance with the Township ordinance for size is also proposed. 
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MEETING MINUTES 

GRAND HAVEN CHARTER TOWNSHIP 

PLANNING COMMISSION 

NOVEMBER 2, 2015 

 

I. CALL TO ORDER   

Kantrovich called the meeting of the Grand Haven Charter Township Planning Commission 

to order at 7:30 p.m. 

 

II. ROLL CALL 

Members present: Kantrovich, Robertson, Kieft, Taylor, Gignac, Reenders, Cousins & Wilson 

Members absent:  LaMourie 

Also present:  Fedewa and Attorney Bultje 

 

Without objection, Kantrovich instructed Fedewa to record the minutes. 

 

III. PLEDGE TO THE FLAG 

 

IV. APPROVAL OF MINUTES 

Without objection, the minutes of the October 5, 2015 meeting were approved.   

 

V. CORRESPONDENCE – None 

 

VI. PUBLIC COMMENTS ON AGENDA ITEMS ONLY 

 

VII. PUBLIC HEARING 

A. PUD Amendment Application – Health Pointe 

 

Kantrovich opened the Public Hearing at 7:33 p.m. 

 

Fedewa provided an overview through a memorandum dated October 29th. 

 

Several representatives from Spectrum Health, Holland Hospital, and Nederveld were 

present: 

 

 Dr. David Ottenbaker, MD – local physician for Spectrum Health 

o Looking forward to relocating to a new building that offers “one stop 

shopping” for patients.  

o The collaboration has led to many new partnerships that will benefit local 

health care. 
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 Mark Pawlak – Vice President of Ancillary Services and Quality at Holland Hospital 

o Lives in Ottawa County, and formerly lived in Grand Haven Charter 

Township.  

o Spectrum Health and Holland Hospital have a history of successful 

partnerships.  

o Goal of this project is to bring back patients who may seek medical services 

outside of the Grand Haven area and provide an innovative and integrated 

approach to health care.  

o The building is designed to evolve with the needs of the patients.  

 

 Jack Barr – project engineer from Nederveld 

o Ottawa County Road Commission (OCRC) approved location of driveway. 

o The existing service road is crowned and allows stormwater to percolate the 

sandy soils. Infrastructure does not exist on 172nd Avenue to accept 

stormwater runoff if curb and gutter was installed on the relocated service 

road. 

o Retention basin for the original PUD was designed to accommodate all six 

outlots. Per the Ottawa County Water Resources Commissioner (OCWRC) 

this project is “grandfathered-in” and is not subject to current regulations. 

 

 Sean Easter – Spectrum Health design engineer 

o Stone and glass are materials used for Holland Hospital branding. 

o Iron bricking is the material used for Spectrum Health branding. 

o Large canopy designed to accommodate up to three vehicles, which is 

important because it provides shelter during harsh winters as patients are 

entering/existing vehicles. 

 

After the applicants presentation the Chairperson invited public comment: 

 

 Mark Reenders – 16616 Warner, opposes this project for the following reasons: 

o The current Zoning Ordinance does not permit the requested height, and the 

building will be the tallest in the vicinity. 

o Prior applicants in the US-31 Overlay Zone were required to have all permits 

issued and plans approved by other agencies before Planning Commission 

would consider the application. 

o US-31 Overlay Zone design manual requires curbing for any new 

development, and any existing development that will be modified. 

o Parking study provided by applicant appears insufficient to justify a departure. 
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 Holly Lookabaugh-Deur – 16760 Lincoln Street, owner of Generation Care, opposes 

this project for the following reasons: 

o Patient-centered care does exist in the Township. 

o Departures from the Overlay Zone were not permitted for the Generation Care 

project.  

o Township required additional changes after the site plans were approved. 

o If the Planning Commission does begin allowing departures from the Overlay 

Zone then some form of tax abatement should be provided to the developers 

who were not previously given departures. 

 

Kantrovich closed the Public Hearing at 8:07 p.m. 

 

VIII. OLD BUSINESS 

A. PUD Amendment Application – Health Pointe 

 

The application was discussed by Commissioners and focused on: 

 

 Attorney Bultje noted that although the Grand Haven High School is the tallest 

building in the Township the State of Michigan is responsible for all the 

permitting and approvals for school buildings. Further, Bultje provided an 

explanation on the differences between the Planned Unit Development Chapter 

and the Overlay Zone Chapter of the Zoning Ordinance. 

 The Planning Commission intends to review many aspects of the Zoning 

Ordinance as it relates to the Resilient Master Plan that will likely be approved in 

early 2016, because the Township is experiencing new development trends that 

need to be addressed, and protect the natural assets that comprise the character of 

the community. 

 Subsequently, each departure request was discussed separately: 

o Building Height. The Resilient Master Plan Draft encourages vertical 

expansions rather than horizontal in order to reduce sprawl and limit the 

cost of extending infrastructure. This is further supported by the Township 

having emergency vehicles and equipment necessary to protect structures 

at a greater height. The Township has approved height departures in prior 

PUDs. Lastly, the Township’s PUD Ordinance requires mechanical 

equipment to be screened, which accounts for the additional 10’10” 

mechanical penthouse on the top of the building. 

o Parking. Considering that outside of the Overlay Zone this development 

could install up to 1,200 parking spaces it is reasonable to consider 
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allowing the 106 additional parking spaces requested by the applicant. 

Strict compliance with the Ordinance would permit 484 spaces (1 space 

per 200 square feet of useable floor area). The applicant is requesting to 

install 590 spaces, which is 1 space per 164 square feet of useable floor 

area. The need for additional spaces is also supported by a parking study 

provided by the applicant. 

o Interior landscape islands. Discussed costs or benefits associated with the 

collision protection received by a full length interior landscape island 

versus the added turning radius for entering/exiting the space if the island 

was two feet shorter than the parking space. Unclear if other developments 

in the Overlay Zone have been required to meet this provision. The 

Planning Commission requested staff review previous developments and 

report the findings before a decision is rendered. 

o Curb and gutter. Despite any “grandfather” status given by the OCWRC, 

the applicant must comply with this provision unless the OCWRC submits 

a written statement that adding curb and gutter along the relocated access 

drive will have negative impacts on the surrounding area and how the 

stormwater disposition will be enhanced by not having the curb and gutter. 

Until such statement is received the applicant must meet this provision. 

o Signage. In order to balance the original intent of the sign regulations 

found in the 3-9-1998 Township Board meeting minutes for the Meijer 

PUD and the current Zoning Ordinance the Planning Commission finds 

the proposed size and location of the signage is permissible, but the height 

shall be limited to six feet to comply with the current Ordinance. 

 The Township intends to work towards achieving a goal of the Robbins Road 

Sub-Area Plan by realigning Whittaker Way and DeSpelder Street. The Planning 

Commission requests an easement be granted by Health Pointe to allow for this 

realignment in the future. Attorney Bultje was directed to draft the easement for 

review by Health Pointe, staff, the Planning Commission, and Township Board. 

 

Motion by Robertson, supported by Gignac, to direct staff to draft a formal 

motion and report, which will recommend approval of the Health Pointe PUD 

Amendment application, with those Zoning Ordinance compliance departures 

which were discussed and are reflected above. This will be reviewed and 

considered for adoption at the next meeting. Lastly, the Planning Commission 

directs staff to publish the notice of public hearing for the Township Board. 

Which motion carried. 

 

IX. REPORTS 

A. Attorney Report 
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 Bultje noted his daughter is present, recently passed the bar exam, and is now an 

attorney with Scholten Fant.  

B. Staff Report – None  

C. Other 

 

X. EXTENDED PUBLIC COMMENTS ON NON-AGENDA ITEMS ONLY – None  

 

XI. ADJOURNMENT 

 

Without objection, the meeting adjourned at 9:17 p.m. 

 

Respectfully submitted, 

 

 

 

Stacey Fedewa 

Acting Recording Secretary  
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MEETING MINUTES 
GRAND HAVEN CHARTER TOWNSHIP 

PLANNING COMMISSION 
DECEMBER 7, 2015 

 
I. CALL TO ORDER   

Kantrovich called the meeting of the Grand Haven Charter Township Planning Commission 
to order at 7:30 p.m. 

 
II. ROLL CALL 

Members present: Kantrovich, LaMourie, Robertson, Kieft, Taylor, Gignac, Reenders,  
Cousins, and Wilson 

Members absent:  None 
Also present:  Fedewa and Attorney Bultje 

 
Without objection, Kantrovich instructed Fedewa to record the minutes. 

 
III. PLEDGE TO THE FLAG 

 
IV. APPROVAL OF MINUTES 

Without objection, the minutes of the November 2, 2015 meeting were approved.   
 

V. CORRESPONDENCE 
A. Christian Reformed Conference Grounds – Special Land Use Amendment 

• Drueke – 12449 Jansma Drive 
• Dudek – 12223 Bluewater Road 
• Haveman – 12471 Jansma Drive 
• Rop – 17633 Hillcrest Drive 

B. Health Pointe – Planned Unit Development Amendment 
• Rolfe – 13422 Greenleaf Lane 
• Collins – by way of email, per Qualified Voter File, not a Township resident 
• Kirchner – 16122 Vandenberg Drive 
• Van Dyke – 17345 Mountain Plat Lane 
• Weaver – 13840 Stearns Court 

 
VI. PUBLIC COMMENTS ON AGENDA ITEMS ONLY 

 
Mark Reenders – 16616 Warner Street, opposes the Health Pointe PUD Amendment project 
for the following reasons: 

• Questions compliance with the Zoning Ordinance. Requested the Planning 
Commission provide clarification on several items.  
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o Attorney Bultje and Fedewa addressed each item. 

• Project has not been transparent. 
 

Dan Hansen – 11001 Lakeshore Drive, opposes the Health Pointe PUD Amendment project 
for the following reasons: 

• Project has not been transparent. 

• Medical uses within the building have not been provided. 

• Requested the Planning Commission delay the vote until neighboring municipalities 
have been able to study the impact of this project. 

 
Jaclyn Hansen – 11001 Lakeshore Drive, opposes the Health Pointe PUD Amendment 
project for the following reasons: 

• Medical uses within the building have not been provided. Recent journal article 
indicated there will be operating rooms. 

 
Holly Lookabaugh-Deur – 16760 Lincoln Street, opposes the Health Pointe PUD 
Amendment project for the following reasons: 

• Planning Commissions, past and present, are not applying the US-31 Area Overlay 
Zone consistently. 

 
Ross Pope – 15526 Linn Court, Spring Lake, opposes the Health Pointe PUD Amendment 
project for the following reasons: 

• Real estate demographic analysis found there are currently enough medical services 
provided for this community. 

• Requested the Planning Commission consider the economic impact. 
 

VII. PUBLIC HEARING 
A. Special Land Use Amendment – Christian Reformed Conference Grounds 

 
Kantrovich opened the Public Hearing at 7:49 p.m. 
 
Fedewa provided an overview through a memorandum dated December 3rd. 
 
Representative Michael Perton, Executive Director of the Christian Reformed Conference 
Grounds was present and available to answer questions: 
 

• Michael Perton – Executive Director of the Christian Reformed Conference Grounds 

o Gave an overview of the proposed amendments to the master site plan. 
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o No lighting is proposed for the “GaGa Ball” court. Daytime use only. 
Structure would be removed/replaced seasonally. 

o Contact has not been made with the electric company to determine if the 
proposed “GaGa Ball” court is permitted to locate within the 15 foot setback. 
Willing to move the court to a more centralized location. 

o Gate along Beach Road is intended for emergency vehicle access and traffic 
control, so vehicles have a second exit location after the end of an event. 

 
After the applicant’s presentation the Chairperson invited public comment: 
 

• Thomas Dudek – 12223 Bluewater Road, opposes this project for the following 
reasons: 

o Development already at capacity, additional uses will continue to exacerbate 
noise and parking issues. 

o Patrons of the development have been parking on Beach Road and using the 
emergency gate to gain access. 

o Requested a screening fence be installed along Beach Road. 
 

• Jim Haveman – 12471 Jansma Drive, opposes this project for the following reasons: 

o Since its inception the Conference Grounds have transitioned from a small 
campground to a commercial operation. Majority of revenue collected through 
facility rentals. 

o Campfire smoke continues to be problematic for health and the quiet 
enjoyment of a person’s property. 

o Requested the Planning Commission delay the application and require the 
applicant to meet with neighbors and find a resolution. 

 
Kantrovich closed the Public Hearing at 8:03 p.m. 
 

VIII. OLD BUSINESS 
A. Special Land Use Amendment – Christian Reformed Conference Grounds 

 
The application was discussed by Commissioners and focused on: 

• Questioned if the “GaGa Ball” court would encumber any of the utility easements.  

• Conference Ground patrons parking on Beach Road to gain access to the site is 
problematic. Discussed possible resolutions. 

• Capacity and noise issues continue to be raised by neighbors. 
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• Health impacts from the campfire smoke are concerning. 

• Questioned if the application should be denied because the State of Michigan has a 
goal of eliminating nonconforming uses and structures. 

• Requested staff determine if propane sales on site are permissible. 

• Commissioners requested Attorney Bultje address the legal aspects of this 
application: 

o Review of legal history. 

o 1982 Court denied the Township’s density limitation. 

o R-1 Zoning District allows public and private campgrounds as a Special Land 
Use, but the applicant has never obtained a SLU for its entire operation. 

o Section 19.07.46 of the Zoning Ordinance, Special Land Use for the 
Enlargement or Increase or Extension of a Non-Conforming Use is applicable 
in this case. 

 
Motion by Reenders, supported by Gignac, to approve the Christian Reformed 
Conference Grounds Special Land Use Amendment Application to relocate Staff 
Cottage No. 20D and rotate Building 8, the Retreat Center. This is based on the 
application meeting the requirements and standards set forth by the Grand Haven 
Charter Township Zoning Ordinance and Master Plan. The motion is subject to, 
and incorporates, the following report. Which motion carried with LaMourie 
opposing because the issue surrounding the south gate was not addressed. 
 
Motion by Robertson, supported by Kieft, to deny the Christian Reformed 
Conference Grounds Special Land Use Amendment Application to install a 
“GaGa Ball” court for the following reasons: 

1. The proposed use is inconsistent with the intent and purpose of the Zoning 
Ordinance. 

2. The proposed use is of such location, size, density, and character that it is 
incompatible with adjacent uses of land and the orderly development of 
the district. 

3. The proposed use is such that traffic to, from, and on the premises 
(including parking) and the assembly of persons in relation to such use 
may be hazardous, or inconvenient to the neighborhood, general character, 
and intensity of the existing and potential development of the 
neighborhood. 

Which motion carried unanimously. 
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Motion by LaMourie, supported by Robertson, to request the Township Board 
consider enforcing Parking Ordinance No. 299 to address parking on Beach Road. 
Which motion carried unaimously. 
 

REPORT 

Pursuant to the provisions of the Grand Haven Charter Township (the “Township”) Zoning 
Ordinance (the “Zoning Ordinance”), the following report of the Grand Haven Charter 
Township Planning Commission (the “Planning Commission”) concerning an application by 
the Christian Reformed Conference Grounds (the “Applicant”) for approval of a Special Land 
Use Amendment application (the “Project”). 
 
The Project will consist of relocating Staff Cottage No. 20D to avoid the overhead power 
lines and abide by the 15 foot setback requirement imposed by the electric company; and 
rotating Building 8, the Retreat Center. The Project as recommended for approval is shown 
on a final site plan, last revised 11/23/2015 (the “Final Site Plan”), presently on file with the 
Township. 

 
1. The Planning Commission finds the Project meets the special land use requirements of 

Section 19.05 of the Zoning Ordinance. This approval is based on the affirmative findings 
that each of the following standards has been fulfilled: 

A. The proposed use is consistent with, and promotes the intent and purpose of this 
Ordinance. 

B. The proposed use is of such location, size, density, and character as to be 
compatible with adjacent uses of land and the orderly development of the district 
in which situated and of adjacent districts. 

C. The proposed use does not have a substantially detrimental effect upon, nor 
substantially impair the value of, neighborhood property. 

D. The proposed use is reasonably compatible with the natural environment of the 
subject premises and adjacent premises. 

E. The proposed use does not unduly interfere with provision of adequate light or air, 
nor overcrowd land or cause a severe concentration of population. 

F. The proposed use does not interfere or unduly burden water supply facilities, 
sewage collection and disposal systems, park and recreational facilities, and other 
public services. 

G. The proposed use is such that traffic to, from, and on the premises and the 
assembly of persons relation to such use will not be hazardous, or inconvenient to 
the neighborhood, nor unduly conflict with the normal traffic of the 
neighborhood, considering, among other things: safe and convenient routes for 
pedestrian traffic, particularly of children, the relationship of the proposed use to 
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main thoroughfares and to streets and intersections, and the general character and 
intensity of the existing and potential development of the neighborhood. 

H. The proposed use is consistent with the health, safety, and welfare of the 
Township. 

 
2. The Planning Commission finds the Project meets the special land use requirements of 

Section 19.07.46 of the Zoning Ordinance. This approval is based on the affirmative 
findings that each of the following standards has been fulfilled: 

A. The Project is reasonable based upon a consideration of the area of the original 
non-conforming use. 

B. The Project shall not substantially interfere with the use of other properties in the 
surrounding neighborhood for the uses for which they have been zoned, or with 
the use of such other properties in compliance with the provisions of this 
Ordinance. 

C. The Project shall not significantly compromise the ability of the Township to 
effectuate the goals and purposes of its Master Plan.  

 
3. The Planning Commission finds the Project meets the site plan review standards of 

Section 23.06 of the Zoning Ordinance. Specifically, pursuant to Section 23.06.7, the 
Planning Commission approves the Project based on the affirmative findings that each of 
the following standards has been fulfilled: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. 
Uses and structures located on the site take into account topography, size of the 
property, the uses on adjoining property and the relationship and size of buildings 
to the site. 

B. The site will be developed so as not to impede the normal and orderly 
development or improvement of surrounding property for uses permitted in this 
ordinance. 

C. Safe, convenient, uncontested, and well defined vehicular and pedestrian 
circulation is provided for ingress/egress points and within the site. Drives, streets 
and other circulation routes are designed to promote safe and efficient traffic 
operations within the site and at ingress/egress points. 

D. The arrangement of public or private vehicular and pedestrian connections to 
existing or planned streets in the area are planned to provide a safe and efficient 
circulation system for traffic within the township. 

E. Removal or alterations of significant natural features are restricted to those areas 
which are reasonably necessary to develop the site in accordance with the 
requirements of this Ordinance. The Planning Commission has required that 
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landscaping, buffers, and/or greenbelts be preserved and/or provided to ensure that 
proposed uses will be adequately buffered from one another and from surrounding 
public and private property. 

F. Areas of natural drainage such as swales, wetlands, ponds, or swamps are 
protected and preserved insofar as practical in their natural state to provide areas 
for natural habitat, preserve drainage patterns and maintain the natural 
characteristics of the land. 

G. The site plan provides reasonable visual and sound privacy for all dwelling units 
located therein and adjacent thereto. Landscaping shall be used, as appropriate, to 
accomplish these purposes. 

H. All buildings and groups of buildings are arranged so as to permit necessary 
emergency vehicle access as requested by the fire department. 

I. All streets and driveways are developed in accordance with the Ottawa County 
Road Commission specifications, as appropriate. 

J. Appropriate measures have been taken to ensure that removal of surface waters 
will not adversely affect neighboring properties or the public storm drainage 
system.  Provisions have been made to accommodate storm water, prevent erosion 
and the formation of dust. 

K. Exterior lighting is arranged so that it is deflected away from adjacent properties 
and so it does not interfere with the vision of motorists along adjacent streets, and 
consists of sharp cut-off fixtures. 

L. All loading and unloading areas and outside storage areas, including areas for the 
storage of trash, which face or are visible from residential districts or public 
streets, are screened. 

M. Entrances and exits are provided at appropriate locations so as to maximize the 
convenience and safety for persons entering or leaving the site. 

N. The site plans conforms to all applicable requirements of County, State, Federal, 
and Township statutes and ordinances. 

O. The general purposes and spirit of this Ordinance and the Master Plan of the 
Township are maintained. 

 
B. PUD Amendment – Health Pointe 
 
LaMourie recused himself due to a conflict of interest. His employer is under contract to 
render architectural and engineering services for Spectrum Health. 
 
Fedewa provided an overview through a memorandum dated December 3rd. 
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Several representatives from Spectrum Health and Nederveld were present and available. 
 
The application was discussed by Commissioners and focused on: 

• Commissioners requested Attorney Bultje address the legal aspects of this 
application: 

o Applicant requesting departures, not a variance. PUD Ordinance and US-31 
Area Overlay Zone provide for some discretion if specific findings are made. 

o Zoning Ordinance limits the scope of factors the Township can consider for 
this application. So long as the general use of the building is permissible then 
each service does not have to be specified.  

o The Zoning Ordinance does not provide for the consideration of private 
competition or free enterprise as a reason to approve or deny an application. 
The Township’s scope is limited by the Zoning Ordinance. 

o Review process of the Planned Unit Development Amendment is not fast. 
Provides for an optional pre-application presentation, which was utilized in 
September 2015. It requires a public hearing with the Planning Commission 
and Township Board, which are both noticed in conformance with the 
Michigan Zoning Enabling Act. Township Board will hold a public hearing on 
the application regardless of the Planning Commissions’ recommendation. 

 The Planning Commission public hearing is more than is required by 
the Michigan Zoning Enabling Act. 

o The State of Michigan is responsible for issuing Certificates of Need. The 
application process addresses items such as duplication of services. It is not 
advisable for the Township regulate the medical uses within the building. 

• Questioned if a medical professional office building is a permitted use within the 
Commercial PUD. Staff referenced the 2009 Master Plan’s Future Land Use Plan, 
which indicates the SP-Service Professional and C-1 Commercial zoning districts 
correspond to the Commercial PUD zoning district. 

• Resilient Master Plan process has been in progress for over one year, which has 
included many discussions of increasing building heights. 

• Commissioners requested staff provide several pieces of information and updates: 

o Provided a list of properties within the Township that are over 35 feet in 
height. 

o Described each departure the applicant is requesting. 

o Noted the applicant will provide the Township with two easements to allow 
for an internal connection with a neighboring parcel and for the future 
realignment of Whittaker Way and DeSpelder Street. 



9  

o Applicant will add the additional access points between the parking lots and 
driveways to address the backloading issue. 

 
Motion by Robertson, supported by Cousins to recommend to the Township 
Board approval with conditions of the Health Pointe Planned Unit Development 
Amendment upon the removal of Section 3.D.iii of the attached Report. This is 
based on the application meeting the requirements and standards set forth by the 
Grand Haven Charter Township Zoning Ordinance and Master Plan. The motion 
is subject to, and incorporates, the following report. Which motion carried with 
Kieft opposing because the application does not meet requirements of the Zoning 
Ordinance. 

 
REPORT 

Pursuant to the provisions of the Grand Haven Charter Township (the “Township”) Zoning 
Ordinance (the “Zoning Ordinance”), the following is the report of the Grand Haven Charter 
Township Planning Commission (the “Planning Commission”) concerning an application by 
Health Pointe Corp (the “Developer”) for approval of a Health Pointe Planned Unit 
Development Amendment (the “Project” or the “PUD”). 
 
The Project will consist of a 120,041 square foot three story medical office building. This 12 
acre project will be located on the remaining five outlots from the original 1998 Meijer PUD. 
The Project as recommended for approval is shown on a final site plan, last revised 
10/27/2015 (the “Final Site Plan”), presently on file with the Township. 
 
The purpose of this report is to state the recommendation of the Planning Commission 
concerning the Project, the basis for the Planning Commission’s recommendation, and the 
Planning Commission’s recommendation that the Health Pointe PUD Amendment be 
approved as outlined in this motion. The Developer shall comply with all of the 
documentation submitted to the Township for this Project. In recommending the approval of 
the proposed PUD application, the Planning Commission makes the following findings 
pursuant to Section 17.04.3 of the Zoning Ordinance. 

 
1. The Project meets the site plan review standards of Section 23.06 of the Zoning 

Ordinance. Specifically, pursuant to Section 23.06.7, the Planning Commission finds as 
follows: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. 
Uses and structures located on the site take into account topography, size of the 
property, the uses on adjoining property and the relationship and size of buildings 
to the site. The site will be developed so as not to impede the normal and orderly 
development or improvement of surrounding property for uses permitted in this 
Ordinance. 
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B. Safe, convenient, uncontested, and well defined vehicular and pedestrian 
circulation is provided for ingress/egress points and within the site. Drives, streets 
and other circulation routes are designed to promote safe and efficient traffic 
operations within the site and at ingress/egress points. 

C. The arrangement of public or private vehicular and pedestrian connections to 
existing or planned streets in the area are planned to provide a safe and efficient 
circulation system for traffic within the Township. 

D. Removal or alterations of significant natural features are restricted to those areas 
which are reasonably necessary to develop the site in accordance with the 
requirements of this Ordinance. The Planning Commission has required that 
landscaping, buffers, and/or greenbelts be preserved and/or provided to ensure that 
proposed uses will be adequately buffered from one another and from surrounding 
public and private property. 

E. Areas of natural drainage such as swales, wetlands, ponds, or swamps are 
protected and preserved insofar as practical in their natural state to provide areas 
for natural habitat, preserve drainage patterns and maintain the natural 
characteristics of the land. 

F. The site plan provides reasonable visual and sound privacy for all dwelling units 
located therein and adjacent thereto. Landscaping shall be used, as appropriate, to 
accomplish these purposes. 

G. All buildings and groups of buildings are arranged so as to permit necessary 
emergency vehicle access as requested by the fire department. 

H. All streets and driveways are developed in accordance with the Ottawa County 
Road Commission (“OCRC”) specifications, as appropriate. 

I. Appropriate measures have been taken to ensure that removal of surface waters 
will not adversely affect neighboring properties or the public storm drainage 
system.  Provisions have been made to accommodate stormwater, prevent erosion 
and the formation of dust. 

J. Exterior lighting is arranged so that it is deflected away from adjacent properties 
and so it does not interfere with the vision of motorists along adjacent streets, and 
consists of sharp cut-off fixtures. 

K. All loading and unloading areas and outside storage areas, including areas for the 
storage of trash, which face or are visible from residential districts or public 
streets, are screened. 

L. Entrances and exits are provided at appropriate locations so as to maximize the 
convenience and safety for persons entering or leaving the site. 

M. The Final Site Plan conforms to all applicable requirements of County, State, 
Federal, and Township statutes and ordinances. 
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N. The general purposes and spirit of this Ordinance and the Master Plan of the 
Township are maintained. 

2. The Planning Commission finds the Project meets the intent for a PUD, as described in 
Section 17.01.3 of the Zoning Ordinance. By approving this Project as a PUD, the 
Township has been able to negotiate various amenities and design characteristics as well 
as additional restrictions with the Developer, which the Township would not have been 
able to negotiate if the PUD Chapter of the Zoning Ordinance was not used. 

3. Section 17.01.5 of the Zoning Ordinance allows for departures from Zoning Ordinance 
requirements, and it is intended to result in land use development that is substantially 
consistent with the goals and objectives of the Township Master Plan, the Zoning 
Ordinance, and consistent with sound planning principles. The applicant requested five 
departures. The Planning Commission makes the following findings. 

A. A building height of 54’10” is permitted because of the following findings. 

i. The Resilient Master Plan Draft encourages vertical expansion to reduce 
sprawl and limit the cost of extending infrastructure.  

ii. The Grand Haven Charter Township Fire/Rescue Department has an 
emergency vehicle with the ability to exceed the proposed building height. 

iii. Section 17.05.2.A.2 requires mechanical equipment to be visually screened 
from adjacent properties, public roadways, or other public areas.  

iv. The Township has approved height departures for previous PUDs. 

B. A total of 590 parking spaces, which is 106 spaces more than allowed by the US-
31 and M-45 Area Overlay Zone (the “Overlay Zone”), is permitted because of 
the following findings. 

i. Sections 15A.05.13, 15A.10.10, 17.05.1.F, and 24.03.1 require a 
maximum number of parking spaces unless the applicant provides a 
parking study that demonstrates the need for additional parking.  The 
Developer has an established history with similar developments which 
establishes the need for additional parking, and has submitted a parking 
study to further establish the need.  

ii. Outside of the Overlay Zone this project would have been permitted 1,200 
parking spaces. 

iii. The excess parking will not be highly visible from US-31. 

C. Three ground signs, each 48 square feet in size and six feet in total height, are 
permitted because of the following findings. 

i. The original Planned Unit Development approval memorialized in the 
March 9, 1998 Township Board meeting minutes permits one monument 
(ground) sign for each outlot, not to exceed 52 square feet and five feet in 
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height, subject to review by the Planning Commission for location. This 
PUD Amendment comprises five of the six outlots. 

ii. The three permitted ground signs reduce the amount of signage permitted 
under the 1998 PUD by 116 square feet. 

iii. A total height of six feet is permitted under Section 24.13 of the current 
Zoning Ordinance. 

D. A departure from 15A.10.7 of the Zoning Ordinance, which requires concrete curb 
and gutter throughout the parking lot and paved areas, is denied. 

i. The Planning Commission has consistently required curb and gutter 
throughout the parking lot and paved areas of developments in the Overlay 
Zone.  

ii. As required by Section 15A.10.7, the Developer did not provide 
compelling evidence to find that overall stormwater disposition will be 
enhanced if the curbing requirement is reduced. 

E. Interior landscape islands shall be permitted to extend the length of the parking 
space, contrary to Section 15A.10.5 of the Zoning Ordinance, because of the 
following findings. 

i. Aesthetics to the surrounding area will be enhanced because the interior 
landscape island will screen the entire length of the parking space. 

ii. The parking spaces surround sides of the building, and each abut a private 
road or access road. Due to the high visibility of this parking lot this 
departure is approved in order to provide additional screening from 
adjacent roadways. 

iii. This provision has not been uniformly enforced by the Township for other 
development projects in the Overlay Zone. 

4. Compared to what could have been constructed by right, the Project has been designed to 
accomplish the following objectives from Section 17.01.4 of the Zoning Ordinance. 

A. The Project will encourage the use of land in accordance with its natural character 
and adaptability; 

B. The Project will promote innovation in land use planning and development; 

C. The Project will promote the enhancement of commercial employment and traffic 
circulation for the residents of the Township; 

D. The Project will promote greater compatibility of design and better use between 
neighboring properties; and 



13  

E. The Project will promote more economical and efficient use of the land while 
providing harmonious integration of necessary commercial and community 
facilities. 

5. The Project meets the following qualification requirements of Section 17.02 of the Zoning 
Ordinance: 

A. The Project meets the minimum size of five acres of contiguous land. 

B. The PUD design substantially promotes the Intent and Objectives of Section 17.01 
of the Zoning Ordinance; it further permits an improved layout of land uses and 
roadways that could not otherwise be achieved under normal zoning. 

C. The Project, as part of the original 1998 PUD, contains two or more separate and 
distinct uses. 

6. The Planning Commission also finds the Project complies with the general PUD Design 
Considerations of Section 17.05 of the Zoning Ordinance. 

A. The stormwater management system for the Project and the drainage facilities 
will properly accommodate stormwater on the site, will prevent runoff to adjacent 
properties, and are consistent with the Township’s groundwater protection 
strategies. 

B. The Project will not interfere with or unduly burden the water supply facilities, 
the sewage collection and disposal systems, or other public services such as 
school facilities, park and recreation facilities, etc. 

C. Utility services within the Project shall be underground. This includes but is not 
limited to electricity, gas lines, telephone, cable television, public water and 
sanitary sewer.  

D. The internal road system in the Project is designed to limit destruction of existing 
natural vegetation and to decrease the possibility of erosion. 

E. Vehicular circulation, traffic and parking areas have been planned and located to 
minimize effects on occupants and users of the Project and to minimize hazards to 
adjacent properties and roadways. 

F. Parking requirements for each use have been determined to be in accordance with 
Chapter 24 (Parking, Loading Space, and Signs), and the deviation from Section 
15A.10.10 is covered elsewhere in this motion. 

G. Street lighting will be installed in the same manner as required under the 
Township’s Subdivision Control Ordinance.  

H. Buildings in the Project have been sited to protect natural resources. Natural 
features such as natural grade, trees, vegetation, water bodies and others have 
been incorporated into the Final Site Plan.  

I. Architectural design features visually screen the mechanical and services areas 



14  

from adjacent properties, public roadways, and other public areas.  

J. The exterior walls greater than 50 feet in horizontal length or that can be viewed 
from a public street contain a combination of architectural features, variety of 
building materials, and landscaping near the walls. 

K. Onsite landscaping abuts the walls so the vegetation combined with architectural 
features significantly reduce the visual impact of the building mass when viewed 
from the street. 

L. The predominant building materials have been found to be those characteristic of 
the Township such as brick, native stone, and glass products.  Pre-fabricated 
metal panels used to screen the mechanical penthouse do not dominate the 
building exterior of the structure. 

M. Landscaping, natural features, open space and other site amenities have been 
located in the Project to be convenient for occupants of, and visitors to, the PUD. 

N. The Project is reasonably compatible with the natural environment of the site and 
the adjacent premises. 

O. The Project will not unduly interfere with the provision of adequate light or air, 
nor will it overcrowd land or cause an unreasonably severe concentration of 
population. 

P. Exterior lighting within the Project complies with Chapter 20A for an LZ 3 zone. 

Q. Outside storage of materials shall be screened from view. 

R. Signage is compliant with Section 24.13 of the Zoning Ordinance, and the 
Planning Commission recommended the Township Board approve a modification 
to the sign provisions found in the March 9, 1998 meeting minutes of the original 
PUD. 

S. The Project will not have a substantially detrimental effect upon or substantially 
impair the value of neighborhood property, as long as all of the standards and 
conditions of this approval of the Project are satisfied. 

T. The Project is in compliance with all applicable Federal, State, County, and local 
laws and regulations. Any other permits for development that may be required by 
other agencies shall be available to the Township Board before construction is 
commenced. 

U. No additional driveways onto public roadways have been permitted. 

V. The Project is consistent with the goals and objectives of the Master Land Use 
Plan. Specifically, it is consistent with the Master Plan designation of the property 
in question. 

7. The Planning Commission also finds the Project complies with the Overlay Zone findings 
and statement of purpose found in Section 15A.01 of the Zoning Ordinance. 
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A. The Project accommodates a variety of uses permitted by the underlying zoning, 
but ensures such uses are designed to achieve an attractive built and natural 
environment. 

B. The Project provides architectural and site design standards that are more 
demanding than required elsewhere in the Township in order to promote 
harmonious development and complement the natural characteristics in the 
western sections of the Township. 

C. The Project promotes public safety and efficient flow of vehicular traffic by 
minimizing conflicts from turning movements resulting from the proliferation of 
unnecessary curb cuts and driveways. 

D. The Project ensures safe access by emergency vehicles. 

E. The Project encourages efficient flow of traffic by minimizing the disruption and 
conflicts between through traffic and turning movements. 

F. The Project preserves the capacity along US-31 and other roads in the Overlay 
Zone by limiting and controlling the number and location of driveways, and 
requires alternate means of access through service drives. 

G. The Project seeks to reduce the number and severity of crashes by improving 
traffic operations and safety. 

H. The Project requires coordinated access among adjacent lands where possible. 

I. The Project provides landowners with reasonable access through a service drive. 

J. The Project requires demonstration that prior to approval of any land divisions, 
the resultant parcels are accessible through compliance with the access standards. 

K. The Project preserves woodlands, view sheds, and other natural features along the 
corridor. 

L. The Project ensures that distractions to motorists are minimized by avoiding 
blight and clutter while providing property owners and businesses with 
appropriate design flexibility and visibility. 

M. The Project implements the goals expressed in the US-31/M-45 Corridor Study. 

N. The Project establishes uniform standards to ensure fair and equal application. 

O. The Project addresses situations where existing development within the Overlay 
Zone does not conform to the standards. 

P. The Project promotes a more coordinated development review process with the 
OCRC. 

8. The Planning Commission also finds the Project complies with the conditions of 
approval described in the March 9, 1998 Township Board meeting minutes for the 



16  

original PUD, which conditions are still applicable to the Project, and it shall comply 
with the below additional conditions as well. 

A. Outlot development was subjected to site plan review. 

B. Parking lots are setback a minimum of 25 feet. 

C. Outlot has architectural materials and landscaping compatible with that of the 
principal Meijer facility and site. 

D. Location of monument (ground) signs have been approved. 

E. Monument (ground) signs do not exceed 52 square feet. 

F. Monument (ground) sign has a maximum height of six feet as permitted by 
Section 24.13 of the current Zoning Ordinance. 

G. Revisions or changes to the conditions are made by the Township Board after a 
public hearing. These conditions are binding upon the Developer and all 
successor owners or parties in interest in the Project. 

H. Drainage for the Project is approved by the OCWRC. 

I. Any violation of the conditions constitute a violation of the Zoning Ordinance, 
and in addition to the remedies provided therein, shall be cause for the Township 
Board to suspend or revoke any zoning or building permit applicable to the 
project. 

J. The right is reserved by the Township to impose additional conditions if 
reasonably necessary to achieve the purposes of the Zoning Ordinance. 

K. The PUD approval is personal to the Developer and shall not be transferred by the 
Developer to a third party without the prior written consent of the Township. 

L. Except as expressly modified, revised or altered by these conditions the Project 
shall be acquired, developed and completed in conformance with the Zoning 
Ordinance, as amended, and all other applicable Township ordinances. 

M. Approval and compliance with all requirements set forth by the OCRC, and if 
applicable the OCWRC. No building permits shall be issued until all permits have 
been obtained. 

N. The Developer shall enter into a PUD Contract with the Township. The Contract 
shall be reviewed and approved by the Township Board prior to the issuance of 
building permits. 

O. The Developer shall agree to an access easement to the Township for the purpose 
of realigning the north end of Whittaker Way directly with DeSpelder Street 
pursuant to the Robbins Road Sub-Area Plan. The Developer shall preliminarily 
identify the easement area on the Final Site Plan, and the easement shall be 
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drafted by the Township Attorney and approved by the Township Board prior to 
the issuance of building permits. 

P. This approval is also conditioned upon the Developer meeting all applicable 
Federal, State, County and Township laws, rules and ordinances. 

Q. The Developer shall comply with all of the requirements of the Final Site Plan, 
specifically including all of the notes contained thereon, and all of the 
representations made in the written submissions by the Developer to the 
Township for consideration of the Project. 

R. The parking areas in the Project shall be “backloaded,” which means that the 
Final Site Plan shall be revised to allow vehicles to enter or leave the parking 
areas as far from the building in the Project as possible. 

S. In the event of a conflict between the Final Site Plan and these conditions, these 
conditions shall control. 

 
IX. REPORTS 

A. Attorney Report – None  

B. Staff Report 
 Community Engagement Subcommittee – Dec 10th @ 7pm in the Main Conference 

Room 
 Resilient Grand Haven Master Plan – Public Comment Period Ends Dec 22nd 

C. Other 

 Commission directed staff and Attorney Bultje begin implementing the draft Resilient 
Master Plan by drafting text amendments to address greater building heights, and 
parking requirements, in the Zoning Ordinance. 

 
X. EXTENDED PUBLIC COMMENTS ON NON-AGENDA ITEMS ONLY – None  

 
XI. ADJOURNMENT 

 
Without objection, the meeting adjourned at 9:17 p.m. 
 
Respectfully submitted, 
 
 
 
Stacey Fedewa 
Acting Recording Secretary  
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Executive Summary 
 

A 120,000 square‐foot medical office building has been proposed by Spectrum Health in Grand Haven 
Township,  Michigan.    The  Spectrum  Health  facility  would  include  urgent  care  services  and 
approximately 595 parking spaces.  The project is located along the east side of US‐31 on an “out‐lot” 
north of Meijer.  The land is currently vacant and abuts the Meijer store to the south.  The proposed 
Spectrum Health facility will be phased, with full build‐out expected by 2017.   

 
Site access to the proposed Spectrum Health facility would be provided via one (1) site driveway on 
172nd Avenue, one (1) on Whittaker Way, and an internal Meijer access road.  Whittaker Way would 
provide access to/from the site to Robbins Road.   
 
STUDY AREA AND STUDY METHODOLOGY 
Twelve (12) intersections are included in the study: 

 

 US‐31 & Robbins Road   Hayes Street & 172nd Avenue 
 Robbins Road & Whittaker Way  US‐31 Crossover north of Robbins Road 
 Robbins Road & 172nd Avenue  US‐31 Crossover south of Robbins Road 

 US‐31 & Comstock Street  US‐31 Crossover north of Comstock Street 
 Comstock Street & 172nd Avenue  Comstock Street at Meijer south drive 

 US‐31 & Hayes Street  172nd Avenue at Meijer north drive 
 
URS conducted weekday traffic counts during the morning and afternoon peak periods at the study 
area  intersections  in  late April 2015.   Hourly  turning‐movement  traffic volumes were completed at 
the twelve (12) intersections in the study area.  Intersections were counted from 7:00 – 9:00 AM and 
4:00 – 6:00 PM.    
 
EXISTING (2015) CONDITIONS 
All movements at all study area  intersections operate at an acceptable LOS  (LOS “D” or better), as 
shown in Table 3.  

 
BASE YEAR (2017) CONDITIONS 
The  Michigan  Department  of  Transportation  (MDOT)  and  the  Ottawa  County  Road  Commission 
(OCRC) were contacted to procure a growth rate from existing (2015) to base year (2017).  Based on 
information received from MDOT and OCRC, an annual background traffic growth rate of 2% per year 
(compounded) was  applied  to  existing  peak‐hour  volumes  as  part  of  the  base  year  (2017)  traffic 
volume determination. 

 
In base year (2017), all movements are anticipated to operate at an acceptable LOS (see Table 4).    
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OPENING YEAR (2017) CONDITIONS 
Trip Generation and Traffic Assignment  ‐ The proposed site  is projected  to generate 287 new  trips 
(227 entering trips, 60 exiting trips) in the opening year (2017) weekday morning peak‐hour, and 344 
new trips  (96 entering trips, 248 exiting trips)  in the opening year  (2017) weekday afternoon peak‐
hour (see Table 5).   
 
Peak‐hour traffic assignment for the proposed Spectrum Health facility was estimated from existing 
traffic  patterns  on US‐31,  Robbins  Road,  Comstock  Street,  Hayes  Road,  172nd  Avenue,  and  other 
study area roadways.  Trip distribution percentages (see page 13) were applied to the trips in Table 5 
to assign the proposed site trips to the adjacent roadway network.  
 
In opening year (2017), all movements are anticipated to operate at an acceptable LOS (see Table 6).    
 
CONCLUSIONS 
1. All  movements  operate  at  an  acceptable  LOS  under  Existing  (2015),  Base  Year  (2017),  and 

Opening Year (2017) conditions.    
2. The adding of site traffic from the opening of the proposed Spectrum Health facility is expected 

to have little or no additional impact on traffic operations at any of the study area intersections 
in opening year 2017. 

3. Based on  the estimated  trips  to be generated by  the site,  the proposed site access  from 172nd 
Avenue and Whittaker Way should adequately serve the site. 

4. The existing study area  intersections have the capacity to serve the additional traffic generated 
by the proposed Spectrum Health facility.   
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Section 1  Introduction 
 

1.1   Background 
 
A 120,000 square‐foot medical office building has been proposed by Spectrum Health in Grand Haven 
Township,  Michigan.    The  Spectrum  Health  facility  would  include  urgent  care  services  and 
approximately 595 parking spaces.  The project is located along the east side of US‐31 on an “out‐lot” 
north of Meijer.  The land is currently vacant and abuts the Meijer store to the south.  The proposed 
Spectrum Health facility will be phased, with full build‐out expected by 2017.   
The site location is shown in Figure 1. 

 
Site access to the proposed medical office proposed Spectrum Health facility would be provided via 
two  (2)  site driveways on 172nd Avenue, one  (1) on Whittaker Way, and an  internal Meijer access 
road.   Whittaker Way would  provide  access  to/from  the  site  to  Robbins  Road.    The  site  plan  is 
depicted in Figure 2. 
 
Twelve (12) intersections are included in the study (bold intersections are signalized): 

 

 US‐31 & Robbins Road   Hayes Street & 172nd Avenue 
 Robbins Road & Whittaker Way  US‐31 Crossover north of Robbins Road 
 Robbins Road & 172nd Avenue  US‐31 Crossover south of Robbins Road 

 US‐31 & Comstock Street  US‐31 Crossover north of Comstock Street 
 Comstock Street & 172nd Avenue  Comstock Street at Meijer south drive 

 US‐31 & Hayes Street  172nd Avenue at Meijer north drive 
 

URS will  complete  the  traffic  impact  study  in  order  to  provide  recommendations  concerning  the 
proposed  site  access,  including  whether  improvements  might  be  necessary  at  the  study  area 
intersections  to mitigate  capacity  and  operational  deficiencies  at  the  intersections.  The  study will 
take into account any planned roadway improvements in the area.  
 

1.2  Report Organization 
 
Following the introductory section, the report is presented in the following sections: 
 

 Section 2: Existing (2015) Conditions 
  Section  2  contains  an  analysis  of  existing  peak‐hour  traffic  conditions  at  study  area 

intersections. 
 

 Section 3:  Base Year (2017) Conditions  
Section 3 contains an analysis of base year  (2017) peak‐hour  traffic conditions – conditions 
for the projected opening year (2017) of the proposed Spectrum Health facility but without 
traffic generated by the proposed Spectrum Health facility.  Base year conditions are used as 
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a “baseline” from which  impacts associated with the proposed Spectrum Health facility can 
be quantified. 
 

 Section 4:  Opening Year (2017) Conditions 
  Section  4  contains  an  analysis  of  peak‐hour  traffic  conditions  at  study  area  intersections 

under  opening  year  (2017)  conditions,  incorporating  a  background  growth  factor  and  the 
traffic projected to be generated by the proposed Spectrum Health facility.  
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Section 2   Existing (2015) Conditions 
 
Section  2  provides  a  description  of  the  existing  transportation  system  and  its  operational 
characteristics within the study area.  The study area includes twelve (12) existing intersections, and 
is located in Grand Haven, Ottawa County, Michigan.   
  

2.1   Study Area 
 

Figure 1 depicts a vicinity map,  including  the  study area and  intersection  locations.   The  following 
twelve (12) intersections were analyzed as part of the study area: 
 

 US‐31 & Robbins Road   Hayes Street & 172nd Avenue 
 Robbins Road & Whittaker Way  US‐31 Crossover north of Robbins Road 
 Robbins Road & 172nd Avenue  US‐31 Crossover south of Robbins Road 

 US‐31 & Comstock Street  US‐31 Crossover north of Comstock Street 
 Comstock Street & 172nd Avenue  Comstock Street at Meijer south drive 

 US‐31 & Hayes Street  172nd Avenue at Meijer north drive 
 

2.1.1  Existing Roadways 
 
Following is a description of each roadway. 
 

US‐31 (South Beacon Boulevard)  is a north‐south 4‐lane state trunkline boulevard.  US‐31 traverses 
the  entire  Lower  Peninsula,  from  the  Indiana  State  Line,  and  terminating  at  I‐75  just  a  few miles 
south of the Mackinac Bridge.    In the study area, US‐31 employs  indirect  left‐turns, with crossovers 
north  and  south  of major  cross  roads.   According  to  the Michigan Department  of  Transportation 
(MDOT), the 2014 Average Daily Traffic (ADT) volume was approximately 35,900 vehicles per day on 
US‐31  south of Robbins Road  and 43,500  vehicles per day on US‐31 north of Robbins Road.    The 
speed limit is 55 mph throughout the study area. 
 
Robbins  Road  is  an  east‐west  four‐lane  undivided  local  road  in  the  study  area.    The  proposed 
Spectrum Health facility would be  located approximately 700 feet south of the Robbins Road/172nd 
Avenue intersection.  The ADT on Robbins Road ranges from 7,300 vehicles per day west of US‐31 to 
10,700 vehicles per day east of 172nd Avenue.   The  speed  limit on Robbins Road  is 35 mph  in  the 
study area. 

 
Comstock  Street  is  an  east‐west  five‐lane  local  road  between  US‐31  and  172nd  Avenue.    East  of  
172nd Avenue Comstock Street narrows to three lanes.  Comstock Street is located 1,700 feet south of 
the south end of the proposed Spectrum Health  facility.   The ADT on Comstock Street ranges  from 
12,400 vehicles per day east of US‐31 to 8,300 vehicles per day east of 172nd Avenue.  The speed limit 
is not posted on Comstock Street in the study area. 
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Hayes Street is a three‐lane east‐west  local road in the study area.  The ADT of Hayes Street ranges 
from 2,400 vehicles per day west of US‐31 to 4,700 vehicles per day east of 172nd Avenue.  The speed 
limit is 45 mph in the study area. 
 
172nd Avenue  is a  three‐lane north‐south  road  in  the  study area.   The proposed  Spectrum Health 
facility would abut the west side of 172nd Avenue, with two access points, one 700 feet south of the  
172nd Avenue/Robbins Road intersection and the other 1,000 feet south of the 172nd Avenue/Robbins 
Road intersection.  The ADT of 172nd Avenue ranges from 4,400 vehicles per day south of Comstock 
Street to 7,900 vehicles per day south of Robbins Road.  The speed limit is 50 mph in the study area.  
North of Robbins Road 172nd becomes Ferry Street. 
 
Ferry  Street  is  a  two‐lane  north‐south  road  on  the  north  edge  of  the  study  area.    The  proposed 
Spectrum  Health  facility  is  700  feet  south  of  the  172nd  Avenue/Ferry  Street/Robbins  Road 
intersection.   The ADT of Ferry Street  is 8,100 vehicles per day north of Robbins Road.   The speed 
limit of Ferry Street is 25 mph.  South of Robbins Road Ferry Street becomes 172nd Avenue. 
 
Whittiker Way  is a three‐lane 1,300‐foot  long north‐south connector street that  links Robbins Road 
on the north and the Meijer north access drive on the south.   Whittiker Way will form the western 
boundary of  the proposed Spectrum Health  facility and will provide several points of access  to  the 
west  side of  the  site.   The ADT of Whittiker Way  is approximately 1,500 vehicles per day and  the 
speed limit is 25 mph.    
 
The intersection configurations, traffic control, speed limits, and ADT’s in the study area are shown in 
Figure 3. 
 

2.1.2  Existing Intersections 
 

For  the  twelve  (12)  intersections  in  the  study  area,  six  (6)  intersections  are  along  US‐31  (three 
intersections  and  three directional  crossovers),  four  (4)  intersections  are  along 172nd Avenue, one 
intersection on Robbins Road and one intersection on Comstock Street.  Eight (8) of the intersections 
are signalized and four (4)  intersections are STOP‐sign controlled.   The eight signalized  intersections 
all operate with a 70‐second cycle length in the morning and afternoon peak hours.  The intersections 
in the study area are listed in Table 1 from north to south.   
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Table 1.  Existing Intersections 
 

Intersection 
Type of Traffic 

Control 

Cycle Length

Weekday 
Morning 

Weekday 
Afternoon 

Signalized Intersections
US‐31/Robbins Road  Signal (2‐phase)

70 seconds 70 seconds 

Northbound US‐31 at Crossover South of Robbins Road Signal (2‐phase)
Southbound US‐31 at Crossover North of Comstock Street  Signal (2‐phase)
US‐31 at Comstock Street  Signal (2‐phase)
US‐31 at Hayes Street  Signal (2‐phase)
172nd Avenue at Robbins Road  Signal (2‐phase)
172nd Avenue at Comstock Street  Signal (2‐phase)
Comstock Street at Meijer south drive/Wal‐Mart drive Signal (3‐phase)*

Unsignalized Intersections
Southbound US‐31 at Crossover North of Robbins Road

2‐way STOP 
‐‐‐  ‐‐‐ 

Robbins Road at Whittiker Way 

North Meijer Drive at 172nd Avenue 

Hayes Street at 172nd Avenue   4‐way STOP
* Includes eastbound‐westbound permissive/protected left‐turns. 

 
 

2.2   Existing (2015) Peak‐Hour Traffic Volumes  
 
URS conducted weekday traffic counts during the morning and afternoon peak periods at the study 
area  intersections  in May 2015.   Hourly  turning‐movement  traffic volumes were  completed at  the 
twelve  (12)  intersections  in  the  study area.    Intersections were counted  from 7:00 – 9:00 AM and 
4:00 – 6:00 PM on Tuesday, April 28, 2015, Wednesday, April 29, 2015, and Thursday, April 30, 2015.   
The morning  peak‐hour  varied  by  intersection  with most  intersections  having  a  peak‐hour  from  
7:00 – 8:00 AM or 7:15 – 8:15 AM, while  the afternoon peak‐hour also varied by  intersection with 
most  intersections having a peak‐hour from 4:30 – 5:30 PM or 4:45 – 5:45 PM.   The existing (2015) 
morning and afternoon peak‐hour traffic volumes are shown in Figure 4.  The existing (2015) turning 
movement count reports are included in Appendix A. 
 

2.3   Existing (2015) Levels of Service 
 

In  order  to  quantify  intersection  traffic  operations,  existing  “Level‐of‐Service”  (LOS)  values  were 
determined using  industry‐standard  (Synchro 8.0 and Highway Capacity Software)   packages, which 
incorporate  the methodology  of  the  Highway  Capacity Manual,  published  by  the  Transportation 
Research Board. 
 

The term “Level of Service” denotes how well  (or poorly) a traffic movement operates under given 
traffic demands,  lane arrangements, and  traffic  controls.   Each  level  is determined by  the average 
amount of control delay per vehicle.   Control delay  is the total delay associated with stopping for a 
signal or stop sign, and includes four components; deceleration delay, stopped delay, queue move up 
time, and final acceleration delay.   
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The individual levels of service can be described by the following: 
 

 Level of Service A – Very low vehicle delay 

 Level of Service B – Low vehicle delays 

 Level of Service C – Higher vehicle delays, significant number of stopped vehicles, not all vehicles 
in a queue are serviced by green signal phase 

 Level of Service D – Congestion noticeable,  longer vehicle delays, many vehicles stop at signals, 
many individual cycle failures 

 Level of Service E – High vehicle delays, vehicle  flow at  lane capacity,  frequent  individual cycle 
failures 

 Level of Service F – Vehicle flow exceeds lane capacity, significant congestion and vehicle delays, 
poor corridor progression, many individual cycle failures 
 

As  shown  in  Table  2,  LOS  “A”  indicates  small  average  control  delays  (less  than  ten  seconds  per 
vehicle) whereas LOS “F”  indicates  intersection  failure, which  results  in extensive vehicular queues 
and long delays (over 50 seconds per vehicle at an unsignalized intersection, and over 80 seconds per 
vehicle  at  a  signalized  intersection).    LOS  “D”  is  typically  considered  acceptable  peak‐hour 
performance in an urban setting, and lower LOS values are tolerable for short time periods or during 
peak hours when heavier traffic volumes are expected.    
 
 

Table 2.  Level of Service Criteria at Intersections 
 

Level‐of‐Service 
Average Control Delay (seconds/vehicle) 

Signalized Intersections  Unsignalized Intersections 

A  <10 <10 

B  10‐20 10‐15 

C  20‐35 15‐25 

D  35‐55 25‐35 

E  55‐80 35‐50 

F  80> >50 
Source: Highway Capacity Manual, TRB, 2010. 

                                       
         

Four (4) of the twelve (12) study area intersections operate under two‐way STOP‐control, and a LOS 
value was determined only  for  those movements  that have  to yield  the  right‐of‐way.   The overall 
intersection  LOS  at  the  signalized  intersections  and  the  side‐street  approach  LOS  at  the  
STOP‐controlled intersections are shown in Table 3.  
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Table 3.  Existing (2015) Intersection Level of Service 
 

Intersection  or Intersection Approach 
Morning Peak‐hour Afternoon Peak‐hour

LOS 
Delay 

(sec/veh) 
LOS 

Delay 
(sec/veh) 

Signalized Intersections ‐ Overall

Northbound US‐31 & Robbins Road  A 8.1

B 

10.6

Southbound US‐31 & Robbins Road 

B 

14.5 14.1

Robbins Road & 172nd Avenue/Ferry Street 13.3 15.7

Northbound US‐31 & Comstock Street 11.0 12.1

Comstock Street & 172nd Avenue 12.7 13.9

Northbound US‐31 & Hayes Street A 9.3 11.5

Southbound US‐31 & Hayes Street B 14.3 A  7.0

Comstock Street at Meijer south drive/Wal‐Mart drive A 9.6
B 

13.7

Northbound US‐31 Crossover south of Robbins Road B 11.5 15.8

Southbound US‐31 Crossover north of Comstock Street A 7.1 A  3.2

Crossover STOP‐Controlled Intersection Approach

US‐31 Crossover north of Robbins Road B 12.0 B  14.9

Two‐Way STOP‐Controlled Intersection Approaches

Robbins Road & Whittaker Way Northbound
A 

9.3
B 

12.2

172nd Avenue at Meijer north drive  Eastbound 9.7 12.1

Four‐Way STOP‐Controlled Intersection Approaches

Hayes Street & 172nd Avenue 

Northbound

A 

8.9

A 

8.6

Southbound 8.7 9.1

Eastbound 9.5 8.5

Westbound 9.5 B  10.5
  Source: URS Corporation, August 2015 

 
 
The existing  (2015) conditions analysis showed  that all study area  intersections operate at Level of 
Service  (LOS)  “B”  or  better  under  existing  (2015)  weekday  morning  and  afternoon  peak‐hour 
conditions.   
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Section 3    Base Year (2017) Conditions 
 
Section 3 contains an analysis of traffic conditions under base year (2017) conditions ‐ the projected 
opening (full build‐out) year (2017) of the proposed Spectrum Health facility, but without the traffic 
generated by the proposed Spectrum Health facility.   
 
The Michigan  Department  of  Transportation  (MDOT)  and  the  Ottawa  County  Road  Commission 
(OCRC) were contacted to procure a growth rate from existing (2015) to base year (2017).  Based on 
information  received  from MDOT and OCRC, an annual background  traffic growth  rate of 2% per 
year (compounded) was applied to existing peak‐hour volumes as part of the base year (2017) traffic 
volume determination. 
 
Planned  roadway  improvements  are  typically  included  in  the  base  year  analysis.    Based  on 
discussions with MDOT and the OCRC, as of this writing no road improvements are committed in the 
vicinity of the proposed Spectrum Health facility by base year 2017.   

 

3.1  Background Traffic Volumes 
 

Peak‐hour  traffic volumes  for base year  (2017) conditions were developed by applying  the annual 
growth factor to the existing (2015) peak‐hour volumes.  Applying the above growth rates to existing 
(2015) peak‐hour volumes resulted in base year (2017) peak‐hour volumes, depicted in Figure 5. 

 

3.2   Base Year (2017) Levels‐of‐Service 
 

The overall intersection LOS at the signalized intersections and the side‐street approach LOS at the 
two‐way STOP‐controlled intersections are shown in Table 4.   
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Table 4.  Base Year (2017) Intersection Level of Service 
 

Intersection  or Intersection Approach 
Morning Peak‐hour Afternoon Peak‐hour

LOS 
Delay 

(sec/veh) 
LOS 

Delay 
(sec/veh) 

Signalized Intersections ‐ Overall

Northbound US‐31 & Robbins Road  A 8.4

B 

11.3

Southbound US‐31 & Robbins Road 

B 

18.0 15.4

Robbins Road & 172nd Avenue/Ferry Street 13.5 16.0

Northbound US‐31 & Comstock Street 11.2 12.5

Comstock Street & 172nd Avenue 12.7 14.0

Northbound US‐31 & Hayes Street A 9.5 12.2

Southbound US‐31 & Hayes Street B 18.8 10.4

Comstock Street at Meijer south drive/Wal‐Mart drive A 9.7
B 

14.0

Northbound US‐31 Crossover south of Robbins Road B 12.3 17.2

Southbound US‐31 Crossover north of Comstock Street A 7.6 A  3.3

Crossover STOP‐Controlled Intersection Approach

US‐31 Crossover north of Robbins Road B 12.6 B  16.6

Two‐Way STOP‐Controlled Intersection Approaches

Robbins Road & Whittaker Way Northbound
A 

9.4
B 

12.5

172nd Avenue at Meijer north drive  Eastbound 9.8 12.4

Four‐Way STOP‐Controlled Intersection Approaches

Hayes Street & 172nd Avenue 

Northbound

A 

9.1 A  8.6

Southbound 8.8 B  10.8

Eastbound 9.7
A 

8.7

Westbound 9.7 9.4
  Source: URS Corporation, August 2015 

 
 
The base year (2017) conditions analysis showed that all study area intersections are anticipated to 
operate  at  Level  of  Service  (LOS)  “B”  or  better  under  base  year  (2017)  weekday morning  and 
afternoon peak‐hour conditions, the same as in existing (2015) conditions. 
 
Movement‐by‐movement  LOS  values  are  depicted  in  Figure  5  for  base  year  (2017)  weekday  
peak‐hours  for  all  study  area  intersections.    Examination  of  Figure  5  reveals  that  no  traffic 
movements  are  anticipated  to  operate  at  LOS  “E”  or  “F”  under  base  year  (2017)  peak‐hour 
conditions.  The base year (2017) intersection capacity reports are included in Appendix C.   
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Section 4    Opening Year (2017) Conditions 
 

Section 4 contains the analysis of opening year (2017) conditions for the proposed Spectrum Health 
facility  site.    The  generation  of  trips  and  the  assignment  of  traffic  to  the  roadway  network  are 
discussed herein.   A  capacity analysis of opening year  (2017) conditions and an evaluation of  the 
traffic  impacts of  the proposed Spectrum Health  facility compared  to base year  (2017) conditions 
are also provided. 
 

4.1  Proposed Spectrum Health Facility 
 

A  120,000  square‐foot medical  office  building  has  been  proposed  by  Spectrum  Health  in  Grand 
Haven Township, Michigan.   The Spectrum Health  facility would  include urgent  care  services and 
approximately  595  parking  spaces.    The  project  is  located  along  the  east  side  of  US‐31  on  an  
“out‐lot” north of Meijer.  The land is currently vacant and abuts the Meijer store to the south.  The 
proposed Spectrum Health  facility will be phased, with  full build‐out expected by 2017.   The  site 
location is shown in Figure 1. 

 

Site access to the proposed medical office proposed Spectrum Health facility would be provided via 
one  (1)  site driveway on 172nd Avenue, one  (1) on Whittaker Way, and an  internal Meijer access 
road.   Whittaker Way would  provide  access  to/from  the  site  to  Robbins  Road.    The  site  plan  is 
depicted in Figure 2. 
 

4.2   Site Access 
 

The proposed Spectrum Health facility will have two (2) access points, both via existing access points 
that serve Meijer (see Figure 2): 
 

Existing access points to Proposed Spectrum Health Facility 

 Meijer North Driveway at 172nd Avenue – The Meijer north driveway on 172nd Avenue will be 
move approximately 75  feet  to  the north  in conjunction with  the proposed development, 
yet maintaining northerly access to Meijer.   The relocated driveway will provide a primary 
access  point  to  Spectrum  Health  staff  and  patient/visitor  parking  in  the  south  and  east 
sections  of  the  proposed  Spectrum  Health  facility  site.    The  driveway  will  be  located 
approximately  900  feet  south  of  Robbins  Road  and  approximately  1,750  feet  north  of 
Comstock Street. 

 

 Whittiker Way at Robbins Road  ‐ Whittiker Way will primarily provide access  to  staff and 
patients/visitors arriving from the north via US‐31 and from the west via Robbins Road, and 
staff/patients/visitors  departing  to  the  east  on  Robbins  Road  (Whittiker Way  is  a  right‐
in/right‐out intersection at Robbins Road).  The driveway will provide a primary access point 
to  Spectrum Health  staff  and patient/visitor parking  in  the west  section of  the proposed 
Spectrum Health facility site. 
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4.3  Trip Generation 
 

Trip generation for the weekday afternoon peak‐hour  for the proposed Spectrum Health  facility  is 
based on the methods of the  ITE Trip Generation Manual, 9th Edition, published by the  Institute of 
Transportation Engineers (ITE).  The ITE Trip Generation Manual contains information on more than 
4,800 trip generation studies nationwide for different land use purposes.   
 

Traffic generated by the proposed Spectrum Health facility site was used to measure the impact of 
the proposed Spectrum Health facility on the study area intersections.  Table 5 summarizes the trip 
generation estimate for the proposed Spectrum Health facility site.   
 

 

Table 5.  Trip Generation ‐ Proposed Spectrum Health Facility  
Opening Year (2017) 

 

Land Use 
ITE Land 

Use Code (1) 
Size 

Weekday Morning
Peak‐hour Trips 

Weekday Afternoon 
Peak‐hour Trips 

Enter  Exit  Total Enter  Exit  Total 

Medical Office Building  720 
120,000 gross 
square feet 

227  60  287  96  248  344 

 (1) Source:  ITE Trip Generation Manual, 9th Edition 

 
 
As  shown  in  Table  5,  the  proposed  site  is  projected  to  generate  287  new  trips  
(227 entering  trips, 60 exiting  trips)  in  the opening year  (2017) weekday morning peak‐hour, and 
344 new  trips  (96 entering  trips, 248 exiting  trips)  in  the opening year  (2017) weekday afternoon 
peak‐hour. 
 

4.4   Trip Distribution and Traffic Assignment 
 

Peak‐hour traffic assignment for the proposed Spectrum Health facility was estimated from existing 
traffic patterns on US‐31, Robbins Road, Comstock  Street, Hayes Road,  172nd Avenue,  and other 
study area roadways.  The following trip distribution percentages were applied to the trips in Table 5 
to assign the proposed site trips to the adjacent roadway network. 
 

Traffic Distribution 

 28% to/from the north via US‐31   4% to/from the east via Comstock Street 

 20% to/from the south via US‐31   2% to/from the south via 172nd Avenue 

 16% to/from the east via Robbins Road   2% to/from the east via Hayes Street 

 14% to/from the north via Ferry Street   2% to/from the west via Hayes Street 

 12% to/from the west via Robbins Road   

 
Opening year  (2017) peak‐hour  traffic assignments are shown  in Figure 6  for  the anticipated new 
trips associated with the proposed Spectrum Health facility.   
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4.5   Opening Year (2017) Level of Service 
 
With  the  addition  of  the  proposed  entrance  on  172nd  Avenue,  the  opening  year  (2017)  analysis 
includes  a  total of  eight  (8)  signalized  and  four  (4)  unsignalized  intersections.    The opening  year 
analysis assumed no changes to existing intersection lane configurations.   
 
As  in  the  existing  and  base  year  conditions  analyses,  for  intersections  that  are  under  two‐way  
STOP‐control, LOS values were determined only for those movements that must yield the right‐of‐
way.  The overall intersection LOS at the signalized intersection and the side‐street approach LOS at 
the two‐way STOP‐controlled intersections are shown in Table 6.   
 
 

Table 6.  Opening Year (2017) Intersection Level of Service 
 

Intersection  or Intersection Approach 
Morning Peak‐hour Afternoon Peak‐hour

LOS 
Delay 

(sec/veh) 
LOS 

Delay 
(sec/veh) 

Signalized Intersections ‐ Overall

Northbound US‐31 & Robbins Road  A 9.0

B 

13.5

Southbound US‐31 & Robbins Road  C 25.6 16.3

Robbins Road & 172nd Avenue/Ferry Street 
B 

13.7 17.6

Northbound US‐31 & Comstock Street 11.5 12.9

Comstock Street & 172nd Avenue 12.3 14.1

Northbound US‐31 & Hayes Street A 9.2 12.2

Southbound US‐31 & Hayes Street C 20.4 10.8

Comstock Street at Meijer south drive/Wal‐Mart drive A 9.9 14.0

Northbound US‐31 Crossover south of Robbins Road B 12.8 C  24.3

Southbound US‐31 Crossover north of Comstock Street A 7.6 A  4.4

Crossover STOP‐Controlled Intersection Approach

US‐31 Crossover north of Robbins Road B 13.2 B  16.8

Two‐Way STOP‐Controlled Intersection Approaches

Robbins Road & Whittaker Way Northbound A 9.7 B  12.8

172nd Avenue at Meijer north drive  Eastbound B 11.0 C  17.6

Four‐Way STOP‐Controlled Intersection Approaches

Hayes Street & 172nd Avenue 

Northbound

A 

9.3

A 

8.8

Southbound 9.0 9.7

Eastbound 10.0 8.9

Westbound B 10.1 B  11.1
  Source: URS Corporation, August 2015 

 
 
The opening year (2017) conditions analysis showed that all study area intersections are anticipated 
to operate at Level of Service (LOS) “C” or better under opening year (2017) weekday morning and 
afternoon peak‐hour conditions. 
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Movement‐by‐movement  LOS  values  are  depicted  in  Figure  7  for  opening  year  (2017) weekday  
peak‐hours  for  all  study  area  intersections.    Examination  of  Figure  7  reveals  that  no  traffic 
movements  are  anticipated  to  operate  at  LOS  “E”  or  “F”  under  opening  year  (2017)  peak‐hour 
conditions.  The opening year (2017) intersection capacity reports are included in Appendix D.   
 

4.6   Conclusions 
 

1. All movements  operate  at  an  acceptable  LOS  under  Existing  (2015),  Base  Year  (2017),  and 
Opening Year (2017) conditions.    

2. The adding of site traffic from the opening of the proposed Spectrum Health facility is expected 
to have little or no additional impact on traffic operations at any of the study area intersections 
in opening year 2017. 

3. Based on the estimated trips to be generated by the site, the proposed site access from 172nd 
Avenue and Whittaker Way should adequately serve the site. 

4. The existing study area intersections have the capacity to serve the additional traffic generated 
by the proposed Spectrum Health facility.   
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Part of the Northwest 1/4 of Section 33, Town 8 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan,
described as:  Commencing at the North 1/4 corner of said section; thence S01°13’43”E 653.23 feet along the North-South 1/4
line of said section to the Point of Beginning; thence continuing S01°13’43”E 336.27 feet along said 1/4 line; thence S89°43’31”W
53.74 feet parallel with the North line of the South 3/4 of the Northwest 1/4 of said section; thence S01°12’05”E 25.63 feet; thence
S89°43’31”W 47.88 feet; thence S01°12’05”E 30.79 feet; thence Southwesterly 117.48 feet along a 200.00 foot radius curve to
the left, said curve having a central angle of 33°39’22”, and a chord that bears S61°16’06”W 115.80 feet; thence S44°26’25”W
162.16 feet; thence Southwesterly 153.82 feet along a 200.00 foot radius curve to the right, said curve having a central angle of
44°03’55”, and a chord that bears S66°28’23”W 150.05 feet; thence S88°30’20”W 386.19 feet; thence Northwesterly 62.90 feet
along a 40.00 foot radius curve to the right, said curve having a central angle of 90°05’36”, and a chord bearing N46°26’52”W
56.61 feet; thence N01°24’04”W 367.19 feet; thence Northeasterly 253.22 feet along a 881.00 foot radius curve to the right, said
curve having a central angle of 16°28’05”, and a chord that bears N06°49’59”E 252.35 feet; thence N15°04’02”E 115.89 feet;
thence Northeasterly 146.64 feet along a 748.52 foot radius curve to the left, said curve having a central angle of 11°13’27”, and
a chord that bears N11°24’41”E 146.40 feet; thence S89°40’56”E 102.72 feet; thence S00°18’11”W 280.30 feet; thence
N89°43’31”E 691.62 feet  along the North line of the South 3/4 of the Northwest 1/4 of said section to the Point of Beginning.
Containing 12.00 acres (11.74 Acres excluding R.O.W.).  Subject to highway right-of-way for 172nd Avenue over the Easterly
most 33 feet thereof.  Also subject to easements, restrictions, and rights-of-way of record.

LEGAL DESCRIPTION

ZONING INFORMATION
CURRENT ZONING CLASSIFICATION
Zoning of property: PUD - PLANNED UNIT DEVELOPMENT

BENCHMARK #2 ELEV. = 608.91 (NAVD88)
Northwest flange bolt under "W" on hydrant 2.2'± above grade at the Northeast corner of the
Meijer property.

BENCHMARK #3 ELEV. =609.80 (NAVD88)
Northeast flange bolt under "E" 1.3'± above grade on hydrant at the Northwest quadrant of
172nd Avenue and the North Meijer entrance.

BENCHMARKS

SCALE: 1" = 50'

0' 25' 50' 100'

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 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 .
     before you dig.
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SCHEDULE B - SECTION II NOTES

Easement Agreement between Fred Hoendervanger and the City of Grand Haven Board of Light and Power recorded in Liber 954, Page 315. (AFFECTS SUBJECT PROPERTY AS SHOWN HEREON; HOWEVER, THE EASEMENT
ROUTE IS NOT SPECIFIC ENOUGH TO PLOT.)

Nonexclusive Electric Utility Easement to Wolverine Power Supply Cooperative recorded in Liber 2644, Page 911. (AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.)

Easement to the Ottawa County Road Commission recorded in Liber 2914, Page 659. (AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.)

Nonexclusive Driveway Access Easement Agreement by and between Meijer, Inc., Good Will Co., Inc., Meijer Realty Company and Macatawa Bank recorded in Liber 4415, Page 51.  (AFFECTS SUBJECT PROPERTY AS SHOWN
HEREON.)

Nonexclusive Utility Easement Agreement by and between Meijer, Inc., Meijer Realty Company, Good Will Co., Inc. and Macatawa Bank recorded in Liber 4415, Page 532. (AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.)22

9 See Surveyor's Notes # 12, 13 & 14

CB #60 (STORM)
RIM ELEVATION = 604.75
18" CPP(E) = 600.64
18" CPP(N) = 600.08
18" CPP(S) = 600.15
24" CPP(W) = 600.05

MH #62 (STORM)
RIM ELEVATION = 605.75
FROZEN LID - NO ACCESS

MH #299 (SANITARY)
RIM ELEVATION = 608.21
12" PVC(S) = 586.63
12" PVC(N) = 586.68
8" PVC(NE) = DROP INVERT @
BOTTOM FLOW 587.26

MH #443 (SANITARY)
RIM ELEVATION = 607.11
10" PVC(W) = 588.11
12" PVC(N) = 588.19
12" PVC(S) = 587.81
?? PVC(N) = 592.34

CB #628 (STORM)
RIM ELEVATION = 610.70
12" CPP(N) = 605.98
12" CPP(SW) = 606.45

MH #634 (STORM)
RIM ELEVATION = 610.45
FROZEN LID - NO ACCESS

CB #796 (STORM)
RIM ELEVATION = 610.80
12" CPP(NE) = 607.16
CB #929 (STORM)
RIM ELEVATION = 604.89
12" CPP(SW) = 602.77

CB#936 (STORM)
RIM ELEVATION = 604.64
12" CPP(NE) = 600.84
?? CMP(SE) = 598.38
?? CMP(W) = NO ACCESS
TOP OF WATER = 598.74
SUMP = 596.4±

CB #1041 (STORM)
RIM ELEVATION = 604.03
36" CMP(NW) = 598.01
?? CMP(E) = NO ACCESS
TOP OF WATER @ 598.73

CB #1113 (STORM)
RIM ELEVATION = 604.51
30" CMP(S) = 598.58
30" CONC(NW) = 598.66

MH #1132 (STORM)
RIM ELEVATION = 605.46
30" STEEL(WNW) = 598.03
30" STEEL(SE) = 597.71
15" CPP(N) = 597.56±
WATER @ 599.81
MEASURED 8-27-15

MH #1214 (UNKNOWN)
RIM ELEVATION = 608.77

MH #1303 (STORM)
RIM ELEVATION = 604.88
FROZEN LID -NO ACCESS
MH #1371 (SANITARY)
RIM ELEVATION = 604.70
8" PVC(E) = 594.52
8" PVC(N) = 594.60

MH #1408 (SANITARY)
RIM ELEVATION = 604.57
8" PVC(W) = 593.81
8" PVC(E) = 593.72

MH #1494 (SANITARY)
RIM ELEVATION = 604.03
8" PVC(S) = 595.92
8" PVC(W) = 595.91

MH #1678 (SANITARY)
RIM ELEVATION = 603.54
8" PVC(E) = 592.37
8" PVC(W) = 592.42
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REMOVE EXISTING CONCRETE CURB & GUTTER

2 REMOVE & SALVAGE EXISTING LIGHT POLE
 (12 TOTAL)

3 REMOVE EXISTING ASPHALT SIDEWALK

4 REMOVE EXISTING ASPHALT DRIVEWAY

5 REMOVE & SALVAGE EXISTING STREET SIGN

6 REMOVE EXISTING POWER POLE & GUY WIRES

1) THE CONTRACTOR SHALL NOTIFY THE UTILITY COMPANIES AT LEAST THREE WEEKS PRIOR TO THE BEGINNING OF
CONSTRUCTION OPERATIONS. THERE ARE EXISTING UNDERGROUND UTILITIES WHICH CROSS THE PROPOSED
REPLACEMENT WORK AREAS. ALTHOUGH THEIR EXACT LOCATION CANNOT BE DETERMINED, IT IS KNOWN THESE UTILITIES
ARE LOCATED WHERE DIGGING IS REQUIRED. THE CONTRACTOR SHALL CONDUCT THE REQUIRED EXCAVATION IN THESE
AREAS WITH EXTREME CAUTION.

2) ALL EXISTING UTILITY INFORMATION SHOWN IS TAKEN FROM EXISTING RECORDS, AND FIELD VERIFIED WHERE ACCESSIBLE
ONLY. INFORMATION OBTAINED FROM EXISTING RECORDS MAY NOT BE COMPLETE OR ACCURATE. THE LOCATION OF ALL
EXISTING UTILITIES SHOWN ON THIS PLAN HAVE BEEN DETERMINED FROM THE BEST INFORMATION AVAILABLE AND ARE
GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR. THE ENGINEER ASSUMES NO RESPONSIBILITY FOR THEIR
ACCURACY. THE CONTRACTOR SHALL FIELD VERIFY FOR ACCURACY, LOCATION AND CONDITION.

3) BEFORE ANY WORK IS STARTED ON THE PROJECT AND AGAIN BEFORE FINAL ACCEPTANCE BY THE TOWNSHIP AND BY THE
OWNER, REPRESENTATIVES OF THE TOWNSHIP, THE OWNER AND THE CONTRACTOR SHALL MAKE AN INSPECTION OF THE
EXISTING SEWERS WITHIN THE WORK LIMITS WHICH ARE TO REMAIN IN SERVICE AND WHICH MAY BE AFFECTED BY THE
WORK. THE CONDITION OF THE EXISTING UTILITIES AND THEIR APPURTENANCES SHALL BE DETERMINED FROM FIELD
OBSERVATIONS AND EXISTING VIDEO TAPES. RECORDS OF THE INSPECTIONS SHALL BE KEPT IN WRITING BY THE
CONTRACTOR.

4) THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL PERMITS REQUIRED FOR DEMOLITION WORK.
5) ALL EXISTING UTILITIES, SEWERS AND WATER LINES ARE TO REMAIN UNDISTURBED UNLESS OTHERWISE NOTED ON THE

PLANS. THE CONTRACTOR SHALL CONTACT AND COORDINATE WITH ALL APPLICABLE UTILITY COMPANIES, MUNICIPALITIES
AND AGENCIES BEFORE COMMENCING ANY WORK.

6) THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY COMPANIES REGARDING REMOVAL OF EXISTING POLES,
OVERHEAD WIRES, UNDERGROUND UTILITIES, GUY WIRES, GAS LINES, ETC. ALL ADJUSTMENT OR RECONSTRUCTION WORK,
EXCEPT FOR THOSE STRUCTURES OTHERWISE NOTED ON THE PLANS, SHALL BE PERFORMED BY THE CONTRACTOR.
EXISTING APPURTENANCES SUCH AS UTILITY POLES AND VALVES BOX SHALL NOT BE DISTURBED BY THE CONTRACTOR
DURING CONSTRUCTION.

7) THE CONTRACTOR SHALL MAINTAIN EXISTING UTILITY SERVICE TO ALL ADJOINING PROPERTIES.
8) ALL DEBRIS SHALL BE REMOVED FROM THE SITE, AND NO STOCKPILING ON SITE SHALL BE ALLOWED UNLESS APPROVED BY

THE OWNER OR THEIR REPRESENTATIVES.
9) THE CONTRACTOR SHALL LIMIT SAWCUT AND PAVEMENT REMOVAL TO ONLY THOSE AREAS WHERE REQUIRED OR AS

SHOWN. ALL PAVEMENTS TO BE REMOVED SHALL BE SAWCUT AND REMOVED TO FULL DEPTH AT ALL PAVEMENT LIMITS OR
EXISTING JOINTS. IF ANY DAMAGE IS INCURRED TO ANY OF THE SURROUNDING PAVEMENT, THE CONTRACTOR SHALL BE
RESPONSIBLE FOR ITS REMOVAL AND REPAIR AT NO ADDITIONAL COST TO ANYONE ELSE, INCLUDING THE TOWNSHIP OR
OWNER.

10) ASPHALT AREAS SHOWN TO BE SAWCUT AND REMOVED FULL DEPTH ARE ACTUAL FACE OF PROPOSED CURBS. IT WILL BE
NECESSARY TO MAKE OFF-SET SAWCUTS TO PROVIDE CLEARANCE FOR PROPOSED CURBS: THE CONTRACTOR SHALL
DETERMINE THE AMOUNT OF OFF-SET NECESSARY TO CONSTRUCT THE PROPOSED CURBS. ADDITIONAL CUTS MAY BE
DESIRED TO FACILITATE THE REMOVAL OF THE EXISTING PAVEMENT, BUT THERE WILL BE NO EXTRA PAYMENT FOR
ADDITIONAL CUTS. PAVEMENT SHALL BE REMOVED WITHOUT DAMAGING OR UNDERMINING THE REMAINING PAVEMENT. IF
ADJACENT PAVEMENT IS DAMAGED, THE CONTRACTOR SHALL MAKE ADDITIONAL FULL DEPTH SAWCUTS AND REMOVE THE
DAMAGE AREAS AS NECESSARY.

11) ALL PAVEMENT REMOVAL AREAS SHALL BE FULL PAVEMENT CROSS-SECTION REMOVAL DOWN TO NATIVE SOIL LAYER IN
ACCORDANCE WITH THE GEOTECHNICAL REPORT.

12) ALL TREES WITHIN THE GRADING LIMITS SHALL BE REMOVED UNLESS OTHERWISE NOTED.

1

REMOVAL / DEMOLITION NOTES

REMOVAL / DEMOLITION NOTES
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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 AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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DO NOT DISTURB!!!
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TIN: 70-03-33-126-002
OWNER: MEIJER INC

ADDRESS: 15000 US-31
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ADDRESS: 15000 US-31
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1) THE CONTRACTOR SHALL NOTIFY THE UTILITY COMPANIES AT LEAST THREE WEEKS PRIOR TO THE BEGINNING OF
CONSTRUCTION OPERATIONS. THERE ARE EXISTING UNDERGROUND UTILITIES WHICH CROSS THE PROPOSED
REPLACEMENT WORK AREAS. ALTHOUGH THEIR EXACT LOCATION CANNOT BE DETERMINED, IT IS KNOWN THESE UTILITIES
ARE LOCATED WHERE DIGGING IS REQUIRED. THE CONTRACTOR SHALL CONDUCT THE REQUIRED EXCAVATION IN THESE
AREAS WITH EXTREME CAUTION.

2) ALL EXISTING UTILITY INFORMATION SHOWN IS TAKEN FROM EXISTING RECORDS, AND FIELD VERIFIED WHERE ACCESSIBLE
ONLY. INFORMATION OBTAINED FROM EXISTING RECORDS MAY NOT BE COMPLETE OR ACCURATE. THE LOCATION OF ALL
EXISTING UTILITIES SHOWN ON THIS PLAN HAVE BEEN DETERMINED FROM THE BEST INFORMATION AVAILABLE AND ARE
GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR. THE ENGINEER ASSUMES NO RESPONSIBILITY FOR THEIR
ACCURACY. THE CONTRACTOR SHALL FIELD VERIFY FOR ACCURACY, LOCATION AND CONDITION.

3) BEFORE ANY WORK IS STARTED ON THE PROJECT AND AGAIN BEFORE FINAL ACCEPTANCE BY THE TOWNSHIP AND BY THE
OWNER, REPRESENTATIVES OF THE TOWNSHIP, THE OWNER AND THE CONTRACTOR SHALL MAKE AN INSPECTION OF THE
EXISTING SEWERS WITHIN THE WORK LIMITS WHICH ARE TO REMAIN IN SERVICE AND WHICH MAY BE AFFECTED BY THE
WORK. THE CONDITION OF THE EXISTING UTILITIES AND THEIR APPURTENANCES SHALL BE DETERMINED FROM FIELD
OBSERVATIONS AND EXISTING VIDEO TAPES. RECORDS OF THE INSPECTIONS SHALL BE KEPT IN WRITING BY THE
CONTRACTOR.

4) THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL PERMITS REQUIRED FOR DEMOLITION WORK.
5) ALL EXISTING UTILITIES, SEWERS AND WATER LINES ARE TO REMAIN UNDISTURBED UNLESS OTHERWISE NOTED ON THE

PLANS. THE CONTRACTOR SHALL CONTACT AND COORDINATE WITH ALL APPLICABLE UTILITY COMPANIES, MUNICIPALITIES
AND AGENCIES BEFORE COMMENCING ANY WORK.

6) THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY COMPANIES REGARDING REMOVAL OF EXISTING POLES,
OVERHEAD WIRES, UNDERGROUND UTILITIES, GUY WIRES, GAS LINES, ETC. ALL ADJUSTMENT OR RECONSTRUCTION WORK,
EXCEPT FOR THOSE STRUCTURES OTHERWISE NOTED ON THE PLANS, SHALL BE PERFORMED BY THE CONTRACTOR.
EXISTING APPURTENANCES SUCH AS UTILITY POLES AND VALVES BOX SHALL NOT BE DISTURBED BY THE CONTRACTOR
DURING CONSTRUCTION.

7) THE CONTRACTOR SHALL MAINTAIN EXISTING UTILITY SERVICE TO ALL ADJOINING PROPERTIES.
8) ALL DEBRIS SHALL BE REMOVED FROM THE SITE, AND NO STOCKPILING ON SITE SHALL BE ALLOWED UNLESS APPROVED BY

THE OWNER OR THEIR REPRESENTATIVES.
9) THE CONTRACTOR SHALL LIMIT SAWCUT AND PAVEMENT REMOVAL TO ONLY THOSE AREAS WHERE REQUIRED OR AS

SHOWN. ALL PAVEMENTS TO BE REMOVED SHALL BE SAWCUT AND REMOVED TO FULL DEPTH AT ALL PAVEMENT LIMITS OR
EXISTING JOINTS. IF ANY DAMAGE IS INCURRED TO ANY OF THE SURROUNDING PAVEMENT, THE CONTRACTOR SHALL BE
RESPONSIBLE FOR ITS REMOVAL AND REPAIR AT NO ADDITIONAL COST TO ANYONE ELSE, INCLUDING THE TOWNSHIP OR
OWNER.

10) ASPHALT AREAS SHOWN TO BE SAWCUT AND REMOVED FULL DEPTH ARE ACTUAL FACE OF PROPOSED CURBS. IT WILL BE
NECESSARY TO MAKE OFF-SET SAWCUTS TO PROVIDE CLEARANCE FOR PROPOSED CURBS: THE CONTRACTOR SHALL
DETERMINE THE AMOUNT OF OFF-SET NECESSARY TO CONSTRUCT THE PROPOSED CURBS. ADDITIONAL CUTS MAY BE
DESIRED TO FACILITATE THE REMOVAL OF THE EXISTING PAVEMENT, BUT THERE WILL BE NO EXTRA PAYMENT FOR
ADDITIONAL CUTS. PAVEMENT SHALL BE REMOVED WITHOUT DAMAGING OR UNDERMINING THE REMAINING PAVEMENT. IF
ADJACENT PAVEMENT IS DAMAGED, THE CONTRACTOR SHALL MAKE ADDITIONAL FULL DEPTH SAWCUTS AND REMOVE THE
DAMAGE AREAS AS NECESSARY.

11) ALL PAVEMENT REMOVAL AREAS SHALL BE FULL PAVEMENT CROSS-SECTION REMOVAL DOWN TO NATIVE SOIL LAYER IN
ACCORDANCE WITH THE GEOTECHNICAL REPORT.

12) ALL TREES WITHIN THE GRADING LIMITS SHALL BE REMOVED UNLESS OTHERWISE NOTED.

REMOVAL / DEMOLITION NOTES

REMOVAL / DEMOLITION NOTES
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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 AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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EXISTING GRADE CONTOUR

EXITING BITUMINOUS REMOVAL

EXISTING CONCRETE REMOVAL

EXISTING UTILITY LINE REMOVAL
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12" PINE TREE (CONIFER)
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10 REMOVE EXISTING WATERMAIN

11 REMOVE & SALVAGE EXISTING HYDRANT

11

8

10

EX. GUY POLE & GROUND

ANCHORS TO REMAIN.

DO NOT DISTURB!!!

EX. TELEPHONE PEDESTAL

TO BE RELOCATED.

CONTRACTOR TO

COORDINATE WITH AT&T.
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REPLACE EX. CB RIM & GRATE W SOLID

MANHOLE COVER / CASTING. ADJUST RIM.

SEE SHEETS C-300 & C-400. CORE EX.

MANHOLE FOR PROPOSED STORM

CONNECTION.

REMOVE & REPLACE EX.

STORM MH#1132 & STORM

SEWER. SEE SHEET C-400.
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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 AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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EX. GUY POLE & GROUND

ANCHORS TO REMAIN.

DO NOT DISTURB!!!

SAW-CUT LIMITS

DECIDUOUS TREE

EVERGREEN TREE

NON-PROTECTED TREE
LESS THAN 8" DBH) TO BE
REMOVED
PROTECTED TREE (8" OR
GREATER DBH) TO BE
REMOVED

PROTECTED TREE
FENCING

CONSTRUCTION ZONE
LIMITS

LEGEND

NOTES:
1. ENSURE FENCING IS INSTALLED TO PREVENT REMOVAL OF TREES OUTSIDE THE

CONSTRUCTION ZONE. FENCING SHALL EXTEND 10' BEYOND THE DRIP LINE OF THE
TREE CANOPY.

2. TREES WERE MEASURED AT DIAMETER BREAST HEIGHT (D.B.H.)
3. PROTECTED TREES BOTH IN AND WITHIN 10' OF CONSTRUCTION ZONE (8" OR

GREATER D.B.H.) = 204 TREES
4. PROTECTED TREES PROPOSED TO BE REMOVED WITHIN CONSTRUCTION ZONE (8"

OR GREATER D.B.H.) = 196
5. WHERE PRACTICAL, EXISTING TREES THAT ARE IN GOOD HEALTH AND ABOVE 3" IN

CALIPER ALONG THE FRONTAGE SHALL BE PRESERVED
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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 AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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     before you dig.
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GUTTER (TYP.)

PROP. BARRIER
FREE SIGN (TYP.)

PROPERTY LINE

PROPERTY LINE

PROP. 24" WIDE
CONCRETE CURB &
GUTTER (TYP.)

PROP. ASPHALT
SIDEWALK (TYP.)

PROP. CONCRETE
SIDEWALK (TYP.)

25.0'

25.5'

PROP. 24" WIDE
CONCRETE
GUTTER PAN

GENERAL NOTES
ZONING OF PROPERTY: PUD

SETBACKS
A) FRONT YARD                   = 50 FT.
B) SIDE YARD                    = 9 FT.
C) REAR YARD                     = 20 FT.
D) LANDSCAPE (NO PARKING)  = 25 FT.

2) SUMMARY OF LAND USE:
A) TOTAL ACREAGE = 11.74 ACRES (511,470 SQ.FT.) (EXCLUDING R.O.W.)
B) PROPOSED BUILDING FOOTPRINT AREA = 52,254 SQ.FT.
C) PROPOSED BUILDING GROSS FLOOR AREA = 105,550 SQ.FT.
D) PROPOSED BUILDING USEABLE FLOOR AREA = 84,795 SQ.FT.
E) PROPOSED FUTURE PHASE 2 VERTICAL BUILDING GROSS FLOOR AREA = 14,450 SQ.FT.
F) PROPOSED FUTURE PHASE 2 VERTICAL BUILDING USEABLE FLOOR AREA = 12,000 SQ.FT.
G) TOTAL PAVED PARKING AREA = 275,207 SQ.FT.
H) IMPERVIOUS SURFACES = 341,406 SQ.FT. (67%)
I) LOT COVERAGE  = 67%

3)   PARKING REQUIREMENTS:
B) MINIMUM REQUIRED SPACE PER TOWNSHIP = 9'x18' (24' AISLE)
C) TYPICAL PARKING SPACE PROVIDED = 9'x18' (24' AISLE)
D) NUMBER OF SPACES REQUIRED (1 PER 200 SQ. FT.  OF UFA BASED ON TOWNSHIP REQUIREMENTS)

PHASE 1 = 424
PHASE 2 = 60
TOTAL SPACES = 484

E) NUMBER OF SPACES PROVIDED
PHASE 1 = 527
PHASE 2 = 50
TOTAL SPACES = 577

4) THIS PROJECT IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN, BASED ON THE NATIONAL FLOOD INSURANCE PROGRAM
RATE MAPS

5) THE PERMANENT PARCEL NUMBER FOR THE SITE IS 70-03-33-126-003.
6) LANDSCAPE REQUIREMENTS

A)  TOTAL REQUIRED LANDSCAPE AREA = 18,347 SQ.FT. (15 SQ.FT. FOR EA. 1 SQ.FT. OF TOTAL PAVED AREA)
B)  TOTAL REQUIRED INTERIOR LANDSCAPE ISLAND = 13,760 SQ.FT. (75% OF TOTAL REQUIRED LANDSCAPE AREA)
C)  TOTAL PROVIDED LANDSCAPE AREA = 92,577 SQ.FT.
D)  TOTAL PROVIDED INTERIOR LANDSCAPE ISLANDS = 36,031 SQ.FT. (39%)
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C-301

SOIL EROSION AND SEDIMENTATION CONTROL NOTES

SCALE: 1" = 50'

0' 25' 50' 100'

1) CONTRACTOR SHALL POSSESS THE SOIL EROSION AND
SEDIMENTATION CONTROL PERMIT PRIOR TO START OF ANY EARTH
WORK.

2) CONTRACTOR SHALL MODIFY THIS SOIL EROSION AND
SEDIMENTATION CONTROL PLAN TO SHOW THE ADDITIONAL
CONTROL MEASURES INTENDED TO BE USED DURING
CONSTRUCTION. SUBMIT MODIFICATIONS TO THE CONTROLLING
AGENCY, THE OWNER, AND THE ENGINEER.

3) EROSION PROTECTION SHALL BE PROVIDED AT ALL STORM SEWER
INLETS AND OUTLETS. ALL BARE EARTH SHALL BE STABILIZED WITH
SEEDING.

4) LOCATION AND TYPE OF EROSION CONTROL MEASURES ARE
IDENTIFIED ON THE SKETCH BY KEY NUMBERS, e.g.,   , RELATING TO
THE MICHIGAN DEPARTMENT OF ENVIRONMENTAL QUALITY UNIFIED
KEYING SYSTEM AND BEST MANAGEMENT PRACTICES.
     DENOTES TEMPORARY PRACTICES
     DENOTES PERMANENT PRACTICES

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 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 .
     before you dig.
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EX. GRADE CONTOUR

PROP. GRADE CONTOUR

PROP. GRADE ELEV.

PROP. GRADE ELEV.
(BLACKTOP)
PROP. GRADE ELEV.
(CONCRETE)
PROP. GRADE ELEV.
(GUTTER)
PROP. GRADE ELEV.
(EDGE OF METAL)
PROP. GRADE ELEV.
(HIGH POINT)

EX. BITUMINOUS

EX. CONCRETE

PROPOSED BITUMINOUS
(STANDARD DUTY)
PROPOSED BITUMINOUS
(HEAVY DUTY)
PROPOSED CONCRETE
(STANDARD DUTY)
PROPOSED CONCRETE
(HEAVY DUTY)

PROP. STORM SEWER

PROP. SANITARY SEWER

PROP. WATERMAIN

PROP. LIMITS OF
GRADING

PROP. SILT FENCE

778.00

778.00(B)
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778.00(G)
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778.00(HP)
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TIN: 70-03-33-100-047

OWNER: ROBBINS ROAD DEVELOPMENT
ADDRESS: 17200 ROBBINS ROAD

TIN: 70-03-33-100-016
OWNER: BILL TYSMAN MINI STORAGE
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TIN: 70-03-33-126-002
OWNER: MEIJER INC

ADDRESS: 15000 US-31

OWNER: MEIJER INC
ADDRESS: 15000 US-31

TIN: 70-03-33-126-001
OWNER: MACATAWA BANK

ADDRESS: 15135 WHITTAKER WAY PVT
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STORM SEWER DRAINAGE STRUCTURES

PROP.

100

101

102

103

104

105

201

202

203

204

205

206

207

208

209

RIM

604.00

604.75

605.15

605.14

604.13

604.19

605.81

605.27

605.00

605.27

608.37

608.37

605.50

606.15

605.70

INVERTS

24" NE. INV.=598.20

36" S. INV.=598.20

18" N. INV.=598.93

24" SW. INV.=598.73

18" S. INV.=599.23

36" N. INV.=598.00

15" E. INV.=598.00

36" S. INV.=598.00

42" W. INV.=598.00

12" SE. INV.=598.63

12" NE. INV.=598.63

15" W. INV.=598.53

12" NE. INV.=598.93

12" NW. INV.=598.93

36" SE. INV.=598.22

36" N. INV.=598.22

15" SW. INV.=599.12

36" SE. INV.=598.52

36" NW. INV.=598.52

12" SW. INV.=599.72

15" NE. INV.=599.47

36" E. INV.=598.55

36" NW. INV.=598.55

36" E. INV.=598.83

36" W. INV.=598.83

36" NE. INV.=598.88

36" W. INV.=598.89

30" NE. INV.=599.05

12" SE. INV.=601.05

36" SW. INV.=599.05

30" NE. INV.=599.41

30" SW. INV.=599.41

30" E. INV.=599.77

12" W. INV.=600.17

30" SW. INV.=599.77

DIA.

8'

4'

4'

6'

4'

4'

5'

6'

4'

5'

5'

5'

5'

5'

5'

STORM SEWER DRAINAGE STRUCTURES

PROP.

210

211

300

301

302

400

401

402

403

404

405

501

601

602

701

RIM

606.00

606.00

609.38

608.42

608.28

605.23

605.50

605.80

606.00

605.50

605.50

603.00

605.17

605.17

606.23

INVERTS

24" NE. INV.=599.90

18" SE. INV.=600.00

30" W. INV.=599.80

24" NE. INV.=599.98

24" SW. INV.=599.98

12" E. INV.=600.72

18" NW. INV.=600.52

12" S. INV.=601.13

12" W. INV.=601.13

12" N. INV.=601.24

24" NW. INV.=600.15

18" NE. INV.=600.36

24" SW. INV.=600.15

18" NW. INV.=600.49

12" NE. INV.=600.49

24" SE. INV.=600.49

12" W. INV.=600.85

18" SE. INV.=600.85

12" SW. INV.=601.10

12" NE. INV.=600.75

18" SW. INV.=600.75

12" SW. INV.=601.15

12" NW. INV.=600.15

12" W. INV.=600.80

12" SW. INV.=600.80

12" E. INV.=600.95

12" S. INV.=600.00

12" NE. INV.=600.00

DIA.

5'

5'

4'

4'

4'

5'

5'

4'

4'

4'

4'

4'

4'

4'

4'

STORM SEWER DRAINAGE PIPES

#

A0

A1

A2

A3

B1

B2

B3

B4

B5

C2

C3

C4

C5

C6

D1

E1

E2

E3

E4

E5

LENGTH

78'

35'

178'

119'

47'

175'

99'

75'

71'

86'

118'

13'

142'

27'

117'

87'

120'

119'

17'

27'

DIA.

48"

36"

24"

18"

42"

15"

12"

12"

12"

36"

36"

36"

36"

36"

15"

36"

30"

30"

30"

24"

SLOPE

0.21%

0.57%

0.30%

0.25%

0.43%

0.30%

0.30%

0.31%

0.31%

0.26%

0.25%

0.23%

0.20%

0.22%

0.30%

0.20%

0.30%

0.30%

0.18%

0.30%

MATERIAL

CONC

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

STORM SEWER DRAINAGE PIPES

#

E6

E7

E9

E10

F1

F2

F3

G1

G2

G5

H2

I1

J1

J2

K1

K2

K3

L1

L2

LENGTH

57'

120'

57'

119'

165'

138'

39'

114'

120'

123'

169'

44'

22'

33'

63'

51'

43'

142'

33'

DIA.

24"

18"

12"

12"

18"

12"

12"

24"

18"

12"

12"

12"

12"

12"

12"

12"

12"

12"

12"

SLOPE

0.30%

0.32%

0.32%

0.34%

0.31%

0.30%

0.28%

0.30%

0.30%

0.45%

0.36%

0.34%

0.42%

0.45%

0.44%

0.39%

0.35%

0.39%

0.45%

MATERIAL

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP

SLCPP
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U
til

ity
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n

SCALE: 1" = 50'

0' 25' 50' 100'

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 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 .
     before you dig.

PROP.
BUILDING

17
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PROP. 6" SANITARY
LATERAL @ 2.00%

EX. 12" WATERMAIN

EX. 12"
WATERMAIN

EX. 8" WATERMAIN

PROP. HYD.

PROP. HYD.

PROP. HYD.

CONNECT PROP. 12"
WATERMAIN TO EX.
12" WATERMAIN

PROP. 6" DOMESTIC
WATER SERVICE

PROP. 6" FIRE SERVICE

SAN. LAT
INV. 598.0

MH #299 (SANITARY)
RIM ELEVATION = 608.21
12" PVC(S) = 586.63
12" PVC(N) = 586.68
8" PVC(NE) = DROP INVERT @
BOTTOM FLOW 587.26

MH #443 (SANITARY)
RIM ELEVATION = 607.11
10" PVC(W) = 588.11
12" PVC(N) = 588.19
12" PVC(S) = 587.81
?? PVC(N) = 592.34

CB#936 (STORM)
RIM ELEVATION = 604.64
12" CPP(NE) = 600.84
?? CMP(SE) = 598.38
?? CMP(W) = NO ACCESS
TOP OF WATER = 598.74
SUMP = 596.4±

CB #1041 (STORM)
RIM ELEVATION = 604.03
36" CMP(NW) = 598.01
?? CMP(E) = NO ACCESS

TOP OF WATER @ 598.73MH
#1132 (UNKNOWN)
RIM ELEVATION = 605.46
FROZEN LID

MH #1214 (UNKNOWN)
RIM ELEVATION = 608.77

MH #1303 (STORM)
RIM ELEVATION = 604.88
FROZEN LID -NO ACCESS

MH #1371 (SANITARY)

RIM ELEVATION = 604.70
8" PVC(E) = 594.52
8" PVC(N) = 594.60

MH #1408 (SANITARY)
RIM ELEVATION = 604.57
8" PVC(W) = 593.81
8" PVC(E) = 593.72

MH #1494 (SANITARY)
RIM ELEVATION = 604.03
8" PVC(S) = 595.92
8" PVC(W) = 595.91

MH #1678 (SANITARY)
RIM ELEVATION = 603.54
8" PVC(E) = 592.37
8" PVC(W) = 592.42

EXISTING STRUCTURE TABLE

PROP. HYD.

PROP. HYD.

EXSITING BITUMINOUS

PROPOSED STORM SEWER

PROPOSED CONCRETE

PROPOSED BITUMINOUS
(REGULAR DUTY)

PROPOSED BITUMINOUS
(HEAVY DUTY)

PROPOSED WATERMAIN

LEGEND

CONNECT PROP. 12"
WATERMAIN TO EX.
12" WATERMAIN

EX. UTILITY EASEMENT

EX. UTILITY EASEMENT

PROP. UTILITY EASEMENT

20'

PROP. UTILITY EASEMENT

20'

DEFLECT PROP. 12" WM.
NORTH OF EXISTING GHBLP
GUY POLE & ANCHORS

20'

PROP. 8'x8'
TRANS. PAD

PROP. ELECT.
METER

PROP. ELECTRIC
SERVICE
CONNECTION.
FINAL SIZE &
LOCATION TO BE
DETERMINED BY
G.H.B.C.&P.

PROP. GAS SERVICE
CONNECTION. FINAL
SIZE & LOCATION TO BE
DETERMINED BY
MICHIGAN GAS UTILITIES

PROP. GAS
METER

C.O.

PROP. MONITORING

SANITARY

MANHOLE PER

TOWNSHIP

SPECIFICATIONS

CONTRACTOR TO FIELD VERIFY AND SCOPE EXISTING
SANITARY SEWER LATERAL TO CONFIRM ELEVATION,
SLOPE, CONDITION AND PHYSICAL CONNECTION TO
PUBLIC SANITARY SEWER MAIN PRIOR TO CONNECTION
OF NEW LATERAL SERVICE.

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
41990

PLACE: 3-12" PLUGS FOR
ROOF DRAIN CONNECTIONS

E

G G

PROPOSED ELECTRIC SERVICE (BURIED)

PROPOSED GAS SERVICE

EXISTING
HYDRANT

CUT EX. WATERMAIN &
PLACE (2) 45° BENDS

EX. HYDRANT

EX. 8" VALVE

PLACE: 1-12" PLUG FOR
ROOF DRAIN CONNECTION

REPLACE EX. M.H. GRATE WITH
SOLID COVER & CORE EXISTING
MANHOLE FOR PROPOSED
STORM CONNECTION

NOTE:
ALL PROPOSED UTILITIES TO BE BURIED.

SEE SHEET C-203 FOR EXISTING
WATERMAIN REMOVAL AREAS

PROP. VALVE
& BOX (TYP.)
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FLEXSTORM INLET FILTER DETAIL
N.T.S.

TYPICAL RECTANGULAR INLET

FILTER

COMBINATION INLET FILTER

FOR CURB HOODS

TYPICAL ROUND INLET FILTER STAINLESS STEEL ROUND

INLET FILTERS for NYLOPLAST

CASTINGS

CATCH-ITS SPECIFIED W/ FX or

FX-S BAGS

REPLACEABLE SEDIMENT
BAGS WITH GEOTEXTILE
FILTER FABRIC

STAINLESS STEEL
CLAMPING BAND

11 GA GALVANIZED
STEEL SUSPENSION

SYSTEM
LIFT HANDLES

INSTALLATION:
1. REMOVE GRATE
2. DROP FLEXSTORM INLET FILTER

ONTO LOAD BEARING LIP OF
CASTING OR CONCRETE STRUCTURE

3. REPLACE GRATE

NOTES:
1. ALL FRAMING IS CONSTRUCTED OF CORROSION RESISTANT STEEL (ZINC PLATED

OR GALVANIZED) FOR 7 YEAR MINIMUM SERVICE LIFE.
2. UPON ORDERING CONFIRMATION OF THE DOT CALLOUT, PRECAST OR CASTING

MAKE AND MODEL, OR DETAILED DIMENSIONAL FORMS MUST BE PROVIDED TO
CONFIGURE AND ASSEMBLE YOUR CUSTOMIZED FLEXSTORM INLET FILTER. PART
NUMBER ALONE IS NOT SUFFICIENT.

3. FOR WRITTEN SPECIFICATIONS AND MAINTENANCE GUIDELINES VISIT
WWW.INLETFILTERS.COM

SPECIFICATIONS FOR STANDARD BAGS BY NOMINAL SIZE

NORMAL BAG SIZE
SOLIDS STORAGE

(CuFt)
FILTERED FLOW RATE AT 50% MAX (CFS)

FX (WOVEN) IL (NONWOVEN)
SMALL 16 12 0.90

MEDIUM 2.10 1.70 1.30
LARGE 3.80 2.70 1.90

XL 4.20 3.60 2.60

ALL PRODUCTS MANUFACTURED
BY INLET & PIPE PROTECTION, INC
A DIVISION OF ADS, INC.
WWW.INLETFILTERS.COM
(866) 287-8655 PH
(630) 355-3477 FX
INFO@INLETFILTERS.COM

STANDARD 2"
OVERFLOW AREA

REAR CURB GUARD
FLAP WITH MAGNETIC
TIE DOWNS

EXTRA STRENGTH SYNTHETIC FILTER
FABRIC

2"x2" HARDWOOD STAKES
DRIVEN 12" INTO GROUND
FABRIC ANCHORED BY WOOD
LATH STAPLED TO STAKES

6"x6" ANCHOR TRENCH

UNDISTURBED AREA

DIRECTION OF FLOW

30
"

6.5' MAXSPACING

6.5' MAXSPACING

SILT FENCE DETAIL
N.T.S.

PLAN VIEW

SECTION VIEW

SHEET FLOW
UNDISTURBED AREA

30
"

12
"

6"

6"

COMPACTED SOIL IN
ANCHOR TRENCH

FILTER FABRIC ANCHORED
BETWEEN LATH AND STAKE

30" WOOD LATH,
3

8" THICK HEAVY DUTY STAPLES,
MIN. 5 PER LATH

2"x2" NO. 2
HARDWOOD STAKE

CONSTRUCTION NOTES

UTILITY CONSTRUCTION NOTES

DETECTABLE WARNING SIDEWALK RAMP
N.T.S.

60" MIN.

4"

5'-0" MIN.

A

5'-0" MIN. RAMP LENGTH

1:12 SLOPE MAX.

1"

EXPANSION JOINT

PAVEMENT

4" MIN.

A

WALKING AREA

UNPAVED OR LANDSCAPED AREA

FLARED SIDE

24" DETECTABLE WARNING PLATE PER ADA
REQUIREMENTS

24" DETECTABLE WARNING PLATE PER ADA
REQUIREMENTS

DUB-DOWN

< 48": 1:12 MAX. FLARED SIDES
> 48": 1:10 MAX. FLARED SIDES

LANDING

DUB-DOWN OR FLARED SIDE OPTION

SECTION A-A

GUTTER LINE

0.5
'

1.5
'

A

0.17'

0.7
5'

0.11'

1.2
5'

A

1.5' 0.5'0.5'

0.11'

0.5'

0.1'

1.5'

1.2
5'

0.17'

0.7
5'

0.5'

GUTTER LINE

0.5
'

1.5
'

A

A

0.1'

1"/1'1"/1' R2' R2'

24" CONCRETE CURB AND GUTTER DETAIL
N.T.S.

FLOW CURB SPILL CURB
SECTION A - A

MDOT TYPE F-4 MODIFIED
SECTION A - A

MDOT TYPE F-4 MODIFIED

GRADING NOTES:
1. ESTABLISH PERMANENT BENCH MARK ON-SITE PRIOR TO GRADING.
2. PROPOSED SPOT GRADES ARE TO EDGE OF METAL/TOP OF PAVEMENT UNLESS OTHERWISE NOTED.  THE VERTICAL DIFFERENCE BETWEEN

PAVEMENT GRADES AND TOP OF CURB GRADES VARY FOR PITCH IN AND PITCH OUT CURB (SEE DETAIL-THIS SHEET).
3. PROPOSED ADA ROUTE SHALL MEET THE STANDARDS SET FORTH IN THE ADA ACCESSIBILITY GUIDELINES FOR BUILDING AND FACILITIES  -

APPENDIX A TO PART 1191
4. SEE SHEETS C-300 FOR LOCATIONS

0.4
0

-0.1
0 0.0

0.6
0

0.1
0

0.0

NO SCALE

FLOW CURB SPILL CURB

CURB ELEVATION DETAILS

UNDERCUT
2" MIN.

MIN. = PIPE O.D. PLUS 12"

GRADE OVER PIPE

MAX. = PIPE O.D. PLUS 30"

PIPE

TYPICAL UTILITY TRENCH BED
AND BACKFILL DETAILS
N.T.S.

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
41990

STANDARD DUTY
PAVEMENT CROSS SECTION
N.T.S.

HEAVY DUTY
PAVEMENT CROSS SECTION
N.T.S.

3" MDOT BIT. PAVING (TWO COURSES) (PG58-28)
13A 1.75" LEVELING COURSE
36A 1.25" WEARING COURSE

6" MDOT CLASS 21AA GRAVEL BASE

10" MDOT CLASS 2 SAND SUBBASE

NOTE:
1. REFER TO GEOTECHNICAL REPORT FOR FINAL PAVEMENT DESIGN SPECIFICATION

4" MDOT BIT. PAVING (TWO COURSES) (PG58-28)
13A 2.5" LEVELING COURSE
36A 1.5" WEARING COURSE

8" MDOT CLASS 21AA GRAVEL BASE

12" MDOT CLASS 2 SAND SUBBASE

NOTE:
1. REFER TO GEOTECHNICAL REPORT FOR FINAL PAVEMENT DESIGN SPECIFICATION

CONCRETE PAVEMENT DETAIL
N.T.S.

NOTE:
1. LIGHT BROOM FINISH
2. LOCATE CONTROL JOINTS AND EXPANSION JOINTS PER ACI STANDARDS
3. PANEL SIZE SHALL NOT EXCEED 8 FEET
4. PANELS SHALL BE KEPT AS SQUARE AS POSSIBLE WITH THE LENGTH

NEVER EXCEEDING 1.25X THE WIDTH
5. 1.0#/CU.YD. FIBER REINFORCEMENT
6. AIR ENTRAPMENT - 6% ± 1%
7. SLUMP 4"±1"

1/4"

3/8
"

COMPACTED SAND

COMPACTED SUBGRADE

1" TOOLED
CONTROL JOINT

PREMODELED EXPANSION/ISOLATION
STRIP WITH REMOVABLE TOP CAP. FILL

WITH TRAFFIC SEALANT

6"

4" CONCRETE PAVEMENT
(STANDARD DUTY, 4,000 psi)

6" CONCRETE PAVEMENT
(HEAVY DUTY, 4,500 psi)

R1-1 / WITH 2" SQUARE
STEEL POST - 7 EA.

R7-8 & R7-8a / WITH 2"
SQUARE STEEL POST - 45 EA. STOP

ONLY

VAN
ACCESSIBLE

SIGN QUANTITIES
N.T.S.

PARKING LOT SIGNAGE DETAIL
N.T.S.

10"
DIA.

3'-
6"
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6"
18" DIA.

INSTALL 6" DIA. SIGN BASE AT
ACCESSIBLE PARKING STALL SIGNS
WHEN CONC. SLAB IS FLUSH W/
DRIVE AS SHOWN ON THIS DETAIL

PAVEMENT SURFACE

SEALANT & BACK ROD OVER 1"
JOINT FILLER

DOME TOP OF CONC. FTG.

6" DIA. STEEL PIPE- FILL WITH
NON-SHRINK GROUT, ROUND
TOP- PAIN EPS-7, C-9 (RED).
VERIFY LOCAL CODES FOR
COLOR REQUIREMENTS

2" STEEL PIPE, ROUND OR
SQUARE, SET IN CONCRETE

TRAFFIC SIGN, INCLUDING NO
PARKING AND ACCESSIBLE
PARKING SIGNS. ACCESSIBLE
PARKING SIGN LOCATIONS ARE
S-SIDED WHERE STALLS FACE
EACH OTHER.

CONCRETE FOOTING

1/2
" M

AX
.

2'-
6"

MOWING
EDGE

2'-0" MIN.
TO CURB

SIGN IN LANDSCAPE
AREA OR SIDEWALK

SIGN IN PARKING LOT OR DRIVE
& AT ACCESSIBLE STALLS

NOTE:
APPLY TWO COATS OF VOC COMPLIANT, M.D.O.T. APPROVED,
UNDILUTED SOLVENT BASED, OR LATEX TRAFFIC PAINT TO ALL
PAVEMENT MARKINGS. USE MANUFACTURERS RECOMMENDED
APPLICATION RATE, WITHOUT ADDITION OF THINNER, WITH A
MAXIMUM OF 100 SFT PER GALLON, OR MINIMUM 15 MILS WET FILM
THICKNESS, AND 7.5 MILS DRY FILM THICKNESS PER COAT, WITH
MINIMUM 30 DAYS BETWEEN APPLICATIONS. SECOND COAT MUST
NOT BE APPLIED EARLIER THAN 7 DAYS BEFORE OCCUPANCY.

PAVEMENT MARKING DETAILS
N.T.S.

18.0'

11
.0'

 (M
IN

.)
5.0

' (M
IN

.)
11

.0'
 (M

IN
.)

4" WIDE STRIPE - TYP.
(BLUE)

WHITE - TYP.

18.0'

4" WIDE STRIPE - TYP.
(WHITE) 9.0

'

2.0' WIDE CONC.
CURB & GUTTER

18.0' MIN. TO F/WALK OR
FACE OF CURB

4" WIDE STRIPE - TYP.
(WHITE)

9.0
'

STRIPE TO STRIPE
OR STRIPE TO

FACE OF CURB

TYPICAL 90° PERIMETER
PARKING SPACE

TYPICAL 90° INTERNAL
PARKING SPACE

TYPICAL 11'-0" WIDE
HANDICAP VAN PARKING SPACE

CO
NC

. W
AL

K

APPLICATION:
ALL CURB STOP BOXES OR
VALVE BOXES IN PAVED AREAS.

WATER VALVE BOX COVER DETAIL
N.T.S.

WATERMAIN

VALVE BOX

2,500 P.S.I. CONCRETE
GRAVEL

6"

ADJUSTING RINGS
6" MIN. - 18" MAX.

FINISHED GRADE

E.J.I.W. 1120 SOLID
COVER WITH "W"

PARKING ISLAND DETAIL
N.T.S.

CRUSHED STONE SUBBASE CRUSHED STONE SUBBASETOPSOIL BACKFILL
TO SUBBASE

6" MIN. ABOVE CURB

SEE LANDSCAPE PLAN FOR
SURFACE TREATMENT

PARKING ISLAND SECTION

INTEGRAL CURB AND WALK
N.T.S.

4"

VARIES

12
" 2' R.

4"

6"

PAVEMENT

PROVIDE 1.75% SLOPE FROM BACK TO FRONT OF SIDEWALK (TYP)

SIDEWALK TOOLING, CONTROL JOINTS AND
REINFORCEMENT AS DIRECTED BY
ARCHITECT AND/OR STRUCTURAL ENGINEER

6" MDOT CLASS 2 SAND SUBBASENOTE:
1. LIGHT BROOM FINISH
2. LOCATE CONTROL JOINTS AND EXPANSION JOINTS PER ACI STANDARDS
3. PANEL SIZE SHALL NOT EXCEED 8 FEET
4. PANELS SHALL BE KEPT AS SQUARE AS POSSIBLE WITH THE LENGTH

NEVER EXCEEDING 1.25X THE WIDTH
5. 1.0#/CU.YD. FIBER REINFORCEMENT
6. AIR ENTRAPMENT - 6% ± 1%
7. SLUMP 4"±1"
8. MINIMUM 4,000 PSI COMPRESSIVE STRENGTH

SEWER CLEANOUT DETAIL
N.T.S.

2,500 P.S.I. CONCRETE GRAVEL 6"

ADJUSTING RINGS
6" MIN. - 18" MAX.

FINISHED GRADE

E.J.I.W. 1120 SOLID COVER

VARIABLE

6" - 45° LONG
RADIUS BEND

6" - 45° LONG
RADIUS BEND

PLACE A WHY AND PLUG
INSTEAD OF BEND
WHERE SPECIFIED

NOTES
1.THE PIPE FOR THE INCLINED EXTENSION

FOR CLEANOUT SHALL BE 6" DIA. IF
SEWER IS LARGER THAN 6", THEN A
REDUCER SHALL BE PLACED BETWEEN
END OF SEWER AND LONG RADIUS BEND.

2.JOINTS SHALL BE SAME AS SPECIFIED
FOR SEWER CONSTRUCTION

END OF SEWER

THREADED PVC PLUG

18.0'

9.0
'

36.0'

R1
0.0

'

R10.0'

R5.0'

R5
.0'

BACK OF CURB

FACE OF CURB

ALL LANDSCAPE ISLANDS TO BE
PROVIDED WITH GROUND
COVER & IRRIGATION. SEE
LANDSCAPE PLAN (L-101)

GUTTER LINE

12
"

12
"

24"

0.15'

9"

SECTION A-A

24" CONCRETE GUTTER PAN
N.T.S.
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SCALE: 1" = 50'

0' 25' 50' 100'

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 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 .
     before you dig.
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BUILDING
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24.0'

24.0'

24.0'

PROPERTY LINE

PROPERTY LINE

25.0'

25.5'

25' LANDSCAPE SETBACK (TYP.)

25' LANDSCAPE SETBACK (TYP.)

25' LANDSCAPE SETBACK (TYP.)

25' LANDSCAPE SETBACK (TYP.)

EXISTING STREET LIGHTS TO
REMAIN (TYP.)

PROPERTY LINE

PROPERTY LINE

6.0
'

RELOCATED STREET LIGHT
W/ CONCRETE BASE (TYP.)

EXISTING MEIJER
SIGN TO BE
RELOCATED

PROP. LIGHT W/
CONCRETE BASE
(TYP.)

PROP. PEDESTRIAN
BOLLARD LIGHT

PROP.

MONUMENT

SIGN

PROP.

MONUMENT

SIGN

11.
0'

TYP.

5.0
'

TYP.

18.0'TYP.

PROP.

MONUMENT

SIGN

TREES
SYMBOL KEY QUANTITY SCIENTIFIC NAME COMMON NAME SIZE

AA 7 Quercus robur f. fastigiata Fastigiate Oak 3.5" cal. min.

AF 29 Nyssa sylvatica Black Gum 3.5" cal. min.

AS 19 Acer saccharum Sugar Maple 3.5" cal. min.

CC 29 Cercis canadensis Eastern Redbud 3" cal. min.

GB 25 Ginkgo biloba Ginkgo (Male) 3.5" cal. min.

PP 27 Picea pungens Colorado Blue Spruce 6' hgt. min.(1)

SR 25 Syringa reticulata 'Ivory Silk' Japanese Tree Lilac 3" cal. min.

(1) Colorado Blue Spruce shall be planted at varying heights, approximately 6'-10'.

SHRUBS
SYMBOL KEY QUANTITY SCIENTIFIC NAME COMMON NAME SIZE

Hi 9 Hamamelis x intermedia 'Arnold
Promise' 'Arnold Promise' Witch Hazel 7 gal .

Hp 89 Hydrangea paniculata 'Limelight' 'Limelight' Hydrangea 5 gal.

Jp 85 Juniperus pfitzerina 'Mint Julep' 'Mint Julep' Juniper 5 gal.

Js 351 Juniperus sabina 'Broadmoor' 'Broadmoor' Juniper 3 gal.

Mp 49 Myrica pensylvanica Bayberry 5 gal.

Pf 102 Potentilla fruticosa Shrubby Cinquefoil 3 gal.

Rk 157 Rosa 'Knockout' 'Knockout' Rose 3 gal.

Sb 301 Spirea x bumalda Bumald Spirea 3 gal.

Tm 200 Taxus x media 'Densiformis' Compact Yew 3 gal.

Wf 350 Weigela florida 'Dark Horse' 'Dark Horse' Weigela 3 gal.

PERENNIALS & GRASSES
SYMBOL KEY QUANTITY SCIENTIFIC NAME COMMON NAME SIZE

bs 45 Baptisia 'Solar Flare Prairie
Blues'

'Solar Flare Prairie Blues' False
Indigo 2 gal.

bg 2303 Bouteloua gracilis 'Blonde
Ambition'

"Blonde Ambition' Blue Grama
Grass

2 gal.

ca 141 Calamagrostis x acutiflora 'Karl
Foerster'

'Karl Foerster' Feather Reed
Grass

3 gal.

cr 62 Cimicifuga racemosa 'Pink
Spike' 'Pink Spike' Snakeroot 2 gal.

hh 343 Hemerocallis 'Happy Returns' 'Happy Returns' Daylily 2 gal.

nf 1195 Nepeta x faasenii 'Walkers Low' 'Walkers Low' Catmint 2 gal.

GROUND COVER
SYMBOL KEY QUANTITY SCIENTIFIC NAME COMMON NAME SIZE

As Needed(1) N/A Bark Mulch 3" depth

As Needed(2) Poa pratensis Kentucky Bluegrass Sod Roll

11,456 s.f.(3) Liriope spicata Lily Turf Flat

As Needed N/A Native Meadow Grass Seed Mix Hydroseed

(1) All disturbed areas programmed as planting beds shall receive bark mulch to a depth of 3".

(2) All disturbed areas not otherwise programmed shall receive turf grass sod.

(3) All areas programmed as Lily Turf  shall be planted with spacing of 8"-10".

LANDSCAPE LEGEND / SCHEDULE

 
LANDSCAPE NOTES
PLANTING NOTES:
1) ALL PLANT MATERIAL SHALL BE LOCALLAY NURSERY GROWN NO.1 GRADE AND INSTALLED ACCORDING TO ACCEPTED

PLANTING PROCEDURES.  ALL PLANT MATERIALS SHALL MEET CURRENT AMERICAN ASSOCIATION OR NURSERYMEN
STANDARDS.  DO NOT PLANT MATERIALS UNTIL DIRECTED BY OWNER, LANDSCAPE ARCHITECT, AND/OR CONSTRUCTION
MANAGER.  THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL, FOR ANY REASON BEFORE
OR AFTER IT IS INSTALLED.

2) SIZES SPECIFIED ARE MINIMUM SIZES TO WHICH THE PLANTS ARE TO BE INSTALLED.
3) ANY PLANT SUBSTITUTIONS SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT.
4) MAINTENANCE OF LANDSCAPING ITEMS, TREES, AND PLANTS SHALL BE PERFORMED BY THE PROPERTY OWNER OR A

QUALIFIED PROFESSIONAL. ALL LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH APPLICABLE
MUNICIPAL STANDARDS AND IN ACCORDANCE WITH CURRENT INDUSTRY STANDARDS IN A NEAT, HEALTHY AND WEED FREE
CONDITION.  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIALS ARE TO BE REPLACED IMMEDIATELY AFTER NOTIFIED TO
DO SO.

5) PLANT TREES AND SHRUBS IN ACCORDANCE WITH PLANTING DETAILS.  DIG TREE PITS PER DETAILS.  PLANT TREES AND
SHRUBS AT THE SAME GRADE LEVEL AT WHICH THEY WERE GROWN AT THE NURSERY.  IF HEAVY CLAY SOILS ARE EVIDENT,
PLANT TREES AND SHRUBS HIGHER, APRROX. 1/4 OF THE ROOT BALL ABOVE GRADE, AND BACKFILL TO TOP OF ROOT BALL.

6) REMOVE ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL FROM ROOT BALLS.  REMOVE THE TOP
1/3 OF BURLAP FROM EARTH BALLS AND REMOVE BURLAP FROM AROUND TRUNK.

7) FINELY SHREDDED HARDWARD BARK MULCH, NATURAL COLOR (NON-COLORED), IS REQUIRED FOR ALL PLANTINGS AND
PLANTING BEDS.  MULCH PER PLANTING DETAILS.  MULCH IN PLANT BEDS SHALL BE 3" THICK AT TIME OF INSPECTION AND
AFTER COMPACTED BY RAIN OR IRRIGATION. ALL PLANTING BEDS SHALL BE EDGED WITH 6" X 12 GAUGE STEEL LANDSCAPE
EDGING.

8) LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION OF ALL UNDERGROUND AND OVERHEAD
UTILITIES.  IF A CONFLICT WITH UTILITIES EXIST, NOTIFY OWNER/CONSTRUCTION MANAGER PRIOR TO PLANTING.

9) PLANT MATERIAL SHALL BE GUARANTEED FOR ONE YEAR AFTER PLANTING AND ACCEPTANCE.

TOPSOIL AND TURF NOTES:
1) WHEREVER GROUND IN ITS NATURAL STATE HAS BEEN DISTURBED, APPROVED LANDSCAPING OR GRASS SHALL BE FULLY

INSTALLED, AND ESTABLISHED WITHIN A REASONABLE PERIOD OF TIME, BUT NO LONGER THAN ONE GROWING SEASON
(UNLESS OTHERWISE NOTED AND APPROVED).

2) DURING EXCAVATION, GRADING, AND INSTALLATION OF REQUIRED LANDSCAPING, ALL SOIL EROSION AND SEDIMENTATION
CONTROL REGULATIONS SHALL BE STRICTLY FOLLOWED AND COMPLIED WITH.

3) ALL LAWN AREAS SHALL RECEIVE SOD OR HYDROSEED.  TURF SHALL BE INSTALLED ON TOPSOIL UNLESS APPROVED
OTHERWISE.  DO NOT PLANT UNTIL ACCEPTANCE OF FINISH GRADE.

3) SOD SHALL BE GROWN ON TOPSOIL UNLESS APPROVED OTHERWISE.  SOD SHALL BE 2 YEARS OLD AND STRONGLY ROOTED.
PLACE SOD TIGHTLY WITH NO GAPS AND WITH GRAIN IN SAME DIRECTION.  SEAMS OF SOD SHALL BE STAGGERED IN A
RUNNING BOND PATTERN. SOD SHALL BE WATERED IMMEDIATELY TO AVOID DRYING OUT.  DO NOT INSTALL SOD UNTIL
ACCEPTANCE OF FINISH GRADE AND IRRIGATION SYSTEM IS OPERATING PROPERLY UNLESS DIRECTED IN WRITING TO DO
OTHERWISE. FINISH ROLL SOD WITH A WATER FILLED LAWN ROLLER, ROLL PERPENDICULAR TO LENGTH OF SOD.

4) TURF SHALL BE INSTALLED ON A MIN. OF 3"-4" OF LIGHTLY COMPACTED APPROVED TOPSOIL.  TOPSOIL SHALL BE FERTILE,
SCREENED, FRIABLE TOPSOIL FREE OF STONES 1/2" IN DIA. AND LARGER, ROOTS, STICKS, OR OTHER EXTRANEOUS
MATERIAL INCLUDING NOXIOUS PLANTS.  PH BETWEEN 6.0 AND 6.5, SALTS 500 PARTS PPM, ORGANIC CONTENT 3% MIN. DO
NOT INSTALL TOPSOIL UNTIL APPROVED BY OWNER/C.M..  TOPSOIL SHALL BE FINE GRADED TO A SMOOTH FINISH, FREE OF
LUMPS AND DEPRESSIONS.

5) ALL LANDSCAPE ISLANDS WITHIN PARKING LOTS SHALL BE BACK FILLED WITH TOPSOIL TO A DEPTH OF 18" MIN.

IRRIGATION NOTES:
1) ALL PLANTING AREAS, LAWN AREAS AND LANDSCAPE ISLANDS SHOWN ARE TO HAVE A COMPLETE IRRIGATION SYSTEM.  THE

G.C. SHALL BE RESPONSIBLE FOR RETAINING A QUALIFIED FIRM FOR THE DESIGN OF THE IRRIGATION SYSTEM.  THE DESIGN
MUST SHOW HOW THE SYSTEM TIES INTO THE BUILDING AND MUST SHOW ALL OF THE NECESSARY EQUIPMENT FOR A
COMPLETE SYSTEM.  THE G.C. SHALL SUBMIT THE IRRIGATION SYSTEM DESIGN TO THE ARCHITECT/OWNER FOR APPROVAL
PRIOR TO COMMENCEMENT OF WORK.

TYPICAL SHRUB / PERENNIAL /
ORNAMENTAL GRASS PLANTING DETAIL
N.T.S.

TOPSOIL OR GOOD NATIVE SOIL THAT  HAS
BEEN AMENDED FOR PLANTING; (FREE  FROM
CLODS, ROCKS, STICKS, ETC.). PLACE SOIL IN 6
INCH LIFTS; LIGHTLY  TAMP AND WATER AFTER
EACH LIFT TO REMOVE AIR POCKETS.

FORM 2" SAUCER
(CONTINUOUS)

3" SHREDDED HARDWOOD MULCH

EXCAVATE PLANT WELL 1 1/2 TIMES  THE
SIZE OF THE CONTAINER;

2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .
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ALL SHRUBS IN PARKING LOT
BUFFER SHALL BE 36" TALL AT
THE TIME OF PLANTING, AND
MAINTAINED AT A HEIGHT 36"
ABOVE FINISH GRADE
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