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Community Development Memo 
 
 DATE:  May 17, 2017 
 
 TO:  Township Board 
 
 FROM: Stacey Fedewa, Community Development Director 
 

RE:  PUD – Housing for the Elderly – Village at Rosy Mound 
 
 
PROPERTY DETAILS 

Property Address Parcel Number Parcel Size Application Type 

14110 Lakeshore* 
70-07-04-100-028 
70-07-04-200-025 
70-07-04-400-028 

26.92 Acres Mixed-Use PUD 
Housing for the Elderly 

Existing Zoning Existing Land 
Use 

Existing/Proposed 
Infrastructure 

Existing Site 
Improvements 

Service 
Professional (SP) Undeveloped Land 

Paved Roadway 
Municipal Water 
Sanitary Sewer 

N/A 

Master-Planned 
Zoning 

Surrounding Zoning & Land Uses 
Direction Zoning Land Use 

Medium-High 
Density Residential 

PUD 

N SP & R-1 OCRC & School 
S R-1 Single Family Subdivision 
E I-1 & I-1A Multiple Industrial 
W R-1 Rosy Mound Park & 

Standard Sand Corp 
* The property addresses will change after the land divisions are completed. The applicant has all the information 
necessary for the division, but is waiting to apply until their financing is approved through MSHDA and they take title 
to the property (have a purchase agreement contingent upon receiving PUD approval from the Township). 
 
The following is a comprehensive list of each document included in the packet: 

 PUD Application 

 Civil Plans 
o Site Analysis 
o Existing Site Conditions 
o Tree Survey/Demo 
o Aerial Analysis 

o Detailed Site Layout (Site Plan) 
o Fire Truck Turning 
o SESC & Grading 
o Utility 
o Easements 
o Multiple Landscape Plans 
o Parallel Plan 
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 Architectural Plans 
o Miscellaneous Site Details 

 Revised to Show Stone Veneer 
o Maintenance Garage & Signage 
o Site Lighting Fixtures 
o Photometric 
o Congregate Floor Plans & Elevations 
o Assisted Living Floor Plans & Elevations 
o Cottage Floor Plans & Elevations 

 Color Renderings 

 Project Narratives 
o Ordinance Compliance 
o Departure Requests 
o Traffic Analysis 
o Parking Study 
o Unit Size Analysis 
o Green Building Policy 
o Protected Species Evaluation 

 Draft of Open Space Conveyance

 
BACKGROUND 

 
In 2016, the Ottawa County Road Commission (OCRC) accepted the proposal from RW Properties 
I LLC (the “Developer”) to purchase their nearly 27 acres of land. The OCRC heard multiple 
proposals and ultimately settled on the senior living campus proposed by the Developer. 
 
The Developer has a purchase agreement with the OCRC, with the sale being contingent upon 
receiving PUD approval from the Township. Furthermore, the Developer has applied to the 
Michigan State Housing Development Authority (MSHDA) for state/federal funding, which will 
allow the Developer to offer an affordable rental rate for certain units with the rest remaining at the 
standard market-rate. In order to accomplish this, the Township has had to confirm that a Tax 
Exemption Ordinance, commonly referred to as a Payment in Lieu of Taxes (PILOT) agreement will 
be signed. Keep in mind, the existing land is 
tax-exempt, so even a reduction in taxes will 
still add property tax revenue. 
 
Throughout this memo, the Board will find 
numerous references to site constraints, and 
how they determined the site design of the 
project. There is steep topography at 
Lakeshore Drive, limited site distance on 
Rosy Mound, a steep change in elevation 
from the buildable area to the wetland at the 
bottom of the bank, very large right-of-way 
due to US-31 and the railroad, 
accommodating concerns of the adjacent 
subdivision, etc. 
 
The Planning Commission held a public hearing on April 17th where consideration was given to each 
departure request. Staff was then directed to compile that information into a formal motion and report 
of findings, which would be considered for adoption at the next meeting. On May 15th the 
Commission adopted the formal motion to recommend the Board conditionally approve the PUD. 
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PUD PROPOSAL – HOUSING FOR THE ELDERLY 
 
The development falls under the “Housing for the Elderly” category of the PUD Chapter. 
Unfortunately, the Zoning Ordinance does not specifically address that land use, so staff had to 
determine similar land uses to establish a basic set of standards for which to review. 
 
The development would consist of 3 specific building types—Congregate, Assisted Living, and 
Cottages. In response, staff selected the following land uses to establish the base standards: 

• Congregate  =  R-4, Multiple-Family Dwellings, Permitted Use 

• Assisted Living   = R-3, Nursing or Convalescent Homes, Special Land Use 

• Cottages (2 units)  = R-3.5, Two-Family Dwellings, Special Land Use 

   (3+ units) = R-3.5, Multiple-Family Dwellings, Permitted Use 
 

Congregate Apartment Building 

Land Area for Use = 6.96 acres  

Total No. Units = 116 

Building Height = 3 stories, 37’-6” 

Building Footprint = 49,441 sqft 

Total Parking Spaces = 98 spaces  
(40 open, 24 garages, 36 carports) 
 
There are 12 unit types that range in size 
from 685 sqft for a 1 bed/1 bath to 1,364 
sqft for a 2 bed/2 bath. That said, there 
are two unit types that account for ⅔ of 
the total number of units—46 are 
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proposed as 685 sqft 1 bed/1 bath units, and 31 units are proposed as 937 sqft 2 bed/1.5 bath. There 
are less than 10 units dedicated to the other types. 
 
Now, the minimum floor area for R-4 apartments is 884 sqft, so a departure has been requested for 
this subject. However, the Developer notes that a variety of common areas and services are also 
being provided to the residents, and these amenities are not typically offered to traditional apartment 
buildings. Based on that, approximately 15,000 sqft of additional floor area is available to residents, 
which equates to an extra 130 sqft per unit. A departure is being requested for the room sizes. 
 
Common areas and amenities for this building include (a full list is identified in the plan sets and 
project narratives)—theater, salon, arts & crafts, guest suite, lounge, fitness, laundry, storage, etc. 
 
Assisted Living Facility 

Land Area for Use = 11.43 acres 

Total No. Units = 110 

Building Height = 1 story, 18’-0” 

Building Footprint = 96,348 sqft 

Total Parking Spaces = 55 spaces 
 
There are 8 unit types that range in size 
from 249 sqft studio to an 811 sqft unit 
with 2 bed/2 bath. State and federal law only require a minimum room size of 200 sqft for nursing 
and convalescent homes, which is the synonymous land use for the Assisted Living building. Thus, 
all room sizes for this building are compliant. There are 2 unit types that account for 80% of total—
58 are proposed as 500 sqft 1 bed/1 bath units, and 29 units are proposed as 584 sqft 1 bed/1bath. 
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Cottages 
 

Land Area for Use = 8.53 acres 

Total No. Units = 27 (2 two-unit buildings, 5 three-unit buildings, 2 four-unit buildings) 

Building Height = 1 story, 15’-8” 

Building Footprints = 1,404 sqft for each unit 
   37,908 sqft total 

Total Parking Spaces = 54 spaces  
(1 garage space + 1 driveway space per unit) 
 
Cottages will all have a gross floor area of 1,404 sqft. Of 
which, 1,122 sqft is living area and 282 sqft is dedicated to a 
garage. This exceeds the minimum floor area requirements 
for attached dwellings. 
 
Open Space 

 
The PUD Ordinance requires a minimum 20% open space, 
but due to site conditions and regulated wetlands the 
Developer is offering to set aside 12.03 acres of designated 
open space (or 45% of total site). This is 123%↑ more open 
space than what is required. 
 
See next page for an image depicting the designated open 
space. 
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“Roads” & Parking 

 
Due to site constraints, staff and the Developer spent an extensive amount of time deciding how the 
road network would be accomplished because a 66’ right-of-way was prohibitive. The best solution 
that staff, the Developer, and OCRC agreed upon was constructing the driving surfaces to public 
road standards, but in actuality have them be classified as a driveway. This solution satisfied 
Fire/Rescue concerns about maneuvering the site, Community Development concerns about 
building separations and ingress/egress spacing, and the Developers concerns about having to 
eliminate certain buildings if a right-of-way is required. The Developer is requesting a departure for 
this hybrid-type road system. 
 
There is still enough room for public and private utility easements, so if the Township needs to 
perform work on the municipal water or sanitary sewer lines they will be able too, and since the 
“road” network is private the Developer is responsible for maintenance. 
 
As for the number of parking spaces permitted by right (i.e., outside of the Overlay Zone), those 
permitted under the Overlay Zone regulations, and those being proposed by the Developer, which is 
a pleasant surprise: 
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Land Use Permitted by Right Permitted in Overlay Zone Proposed 

Congregate 75 705 98 
Assisted Living 55 481 55 
Cottages 54 178 27 
Total 184 1,364 180 

 
It should be noted, the number of spaces the Developer is proposing is significantly less than what 
is permitted by right in the Overlay Zone (1 space/200 sqft useable floor area), and less than what 
is permitted by right outside of the Overlay Zone. Limiting impervious surface was a best 
management practice identified in the Resilient Master Plan. 
 
Emergency Access Road 

 
By far, the most challenging aspect of this project site was identifying a suitable location for an 
emergency vehicle access point on another public roadway. Below, is a graphic that shows all the 
site constraints that ultimately led to the final location that has been approved by staff, OCRC, and 
the Developer. The Township requires at least two points of access for any development over 24 
premises. As described in the above graphic there are very limited options for a second access point. 
 

 
 
It should be noted, the Developer has not secured an easement yet from the Grand Haven Area 
Public School district to construct this emergency access on the school property. This will be 
added as a condition of approval. 
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Woodland Protection & Landscaping 
 
The Developer performed an extensive tree survey of this heavily wooded project site. Emphasis 
was made to preserve as much natural woodland as possible along the Cottage Hills Subdivision 
boundary line and along Lakeshore Drive. Although the figures below regarding tree removal seems 
extensive there are still an exceptional number of existing trees that will remain on the property—
especially considering 12.03 acres of land will be set aside as open space. 
 
The Overlay Zone 
differentiates between a 
Heritage Tree, Landmark 
Tree, and Protected Tree. 
There are no Heritage Trees 
on the property. The Overlay 
Zone has a list of trees that 
have been deemed Landmark 
based on their horticultural 
qualities and caliper size. A 
Protected Tree is any other 
tree 8+” in caliper size. Keep 
in mind, the tree survey was 
only conducted on the 
buildable land (aka 
Construction Zone), and it 
was not conducted within the regulated wetland, which is approximately 6 acres in size. 
 
Tree Type Preserved or New Removed 
Heritage 0 0 
Landmark 104 146 
Protected Not Available 509 
New Landscaping 348 N/A 

 
Based on the above there is a net loss of approximately 203 trees within the construction zone. 
 
The interior landscape islands were addressed slightly differently too. Due to compactness of the 
site, and the need to provide good visibility for the residents who drive, it was found the best 
placement of trees was toward the perimeter of the paved areas. Additionally, because many of the 
resident drivers could have limited mobility it is counterintuitive to create more distance from the 
parking spaces to the building entrances. Thus, a departure is being requested on interior landscape 
islands. 
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Architecture 
 
The Overlay Zone has different architectural requirements based on the type of land use—
Commercial, Office, and Institutional; Industrial; and Multiple Family. Technically, the Congregate 
and Cottages are Multiple Family and the Assisted Living is Institutional. However, the stronger 
architectural requirements for 1 out of 3 land uses did not make sense especially because the Assisted 
Living building will have the least amount of visibility from public roadways. 
 
Based on this, staff directed the Developer to follow the Multiple Family architectural requirements 
for all buildings, and request a departure. 
 
Signage 

 
The Developer is proposing to use the same signage plan as the one found at their Ferry Street 
development. The size complies with the basic zoning regulations, will be internally illuminated, 
and have landscaping around the base. 

 
Sustainable Development & Traffic 

 
The Developer proposes to build the site in accordance with MSHDAs Affordable Green New 
Construction policy. Geothermal heating will be used; water conservation through plumbing 
fixtures; ENERGY STAR appliances and hot water heaters; high efficient lighting with daylight 
sensors on outdoor lighting; HVAC will be appropriately sized to ACCA standards; many of the 
interior construction materials will utilize low or no volatile organic compounds; will have an 
efficient irrigation system; landscaping will be appropriate to the site’s soil and microclimate 
conditions; and the policy prohibits the use of any invasive species. 
 
The site is not expected to generate any significant amount of traffic, and it was determined a traffic 
study was not required because the site will not generate 100+ trips during peak hours, or 1,000+ 
daily trips. The Developer provided an estimate, which was then reviewed by Commissioner 
LaMourie, who found the site will likely generate approximately 634 trips per day with the highest 
number of peak hour trips being 28 during the PM rush hour. 
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STAFF REQUEST FOR CERTAIN CONSIDERATION 
 
During the design process of this site there were three minor subjects that staff and the Developer 
did not agree on, and both decided to provide the Township Board with the information to make the 
decision. Below is original subject, staff and Developer points of view, and the Planning 
Commission’s recommendation to the Board, along with an update if applicable. 
 

1. Garage Port & Carport Architecture 

Subject: The Overlay Zone requires accessory structures to have similar architectural features 
as the main buildings. However, the proposed garage ports and carports are basic metal 
structures. 

Staff: The two structure types should be modified to meet some type of higher architectural 
and/or building material standard. 

Developer: Request is cost prohibitive and unnecessary to build high-end garage ports and carports. 

PC: Add stone veneer to sections of the garage ports and carports. 

Update: Developer has added a stone veneer to both types of structures: 

 

 

 

 

 

 

 

2. Refuse Enclosure Screening 

Subject: The Landscaping requirements indicate that 
refuse containers must be screened by a wood or 
masonry solid wall or live conifer landscape 
material. The Developer is proposing an 8” 
concrete wall with sandblasted finish. 

Staff: Does not consider a concrete wall to be masonry 
because the common understanding of masonry 
is block or stone being stacked on top of each 
other to create a wall. 
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Developer: Believes the sandblasted wall does constitute masonry, it is utilized at their other sites, 
is easy to maintain, does not get damaged easily, and the concrete is generally screened 
from the proposed landscaping surrounding the container. 

PC: Add stone veneer to the refuse enclosure. 

Update: Developer has added a stone veneer to the refuse enclosure (see page 10 for image). 
 

3. Cottage Garages 

Subject: The Overlay Zone requires the garages of Multiple Family housing types to be varied 
and/or recessed to reduce the emphasis on the garages along the street edge. 

Staff: Believes the garages should be varied or recessed in some fashion. 

Developer: Believes there is variation because of the building placements on the site, and the 
residents utilizing the garages need as much visibility as possible when maneuvering 
in, and out, of the garage, and recessing the garage would reduce their visibility and 
possible lead them to damage their Cottage or vehicle. Additionally, the garages are 
aligned with the covered front porch, so the garage does not directly align with the front 
wall of the Cottage. 

PC: Proposed design of the Cottages is acceptable because the underlying intent of the 
Overlay Zone was to prevent a “flat-faced” dwelling. Based on the varying building 
positions, rooflines, and architectural interest with the front porch the spirit and intent 
of this provision is satisfied.  

 

TRANSITION AREA DETERMINATION 
 
Section 17.05.6 describes Transition Area requirements. The Developer requests the Board find that 
a 30’ undisturbed existing woodlot and approximately 100+ feet of separation from the Assisted 
Living facility and Cottage Hills Subdivision homes is sufficient to meet this requirement. 
 
The Planning Commission recommends the Board approve the propose Transition Area. 
 
COMPLETE LIST OF REQUESTED DEPARTURES 

 
Below is a list of all the departures being requested from the Developer along with staff comments, 
and recommendation made by the Planning Commission. Each of these will need to be considered 
and a finding made for each request, which will be incorporated into a formal motion and report of 
findings at the next meeting. 
 
It should be noted—although the following list may seem extensive the majority are specifically 
related to site constraints or having to translate Housing for the Elderly into other land uses that are 
similar, but not exact (i.e., “square peg/round hole” scenario). 
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The Board will need to consider each of the departures below and make a tentative finding. 
The findings will be incorporated into the memo, motion, and report of findings at the next meeting. 
 

No. Section & PC 
Recommendation Request Staff Comments 

1 11.04 
PC – Approve 

Convert the method 
of setback 
measurement from lot 
line to building, and 
replace it with 
building separation. 

Due to the uniqueness of the site, and MSHDA 
requirements to have separate parcels for each use, staff 
found the best way to measure setbacks is via building 
separation instead of lot lines. 

2 15A.04.5 
PC – Approve 

Waive the 
requirement to 
receive separate 
special land use 
approval to relocate 
an existing overhead 
utility pole and 
electrical line. 

There is an existing utility pole that needs to be relocated 
to accommodate the site. There will not be any new 
overhead utility lines, and the remaining utilities will all 
be buried. 

3 15A.10.3 
PC – Approve 

Allow the 
landscaping that must 
abut the walls to be 
planted 36” away 
from the building 
next to the stone 
maintenance strip. 

MSHDA requires a certain distance that landscaping must 
be planted from the building, and the Developer’s 
preferred building design does not include downspouts, 
thus the maintenance strip is used to capture runoff. 
Generally, the additional distance still satisfies the intent 
of the regulation, which is to reduce the visual mass. 

4 15A.10.5 
PC – Approve 

Remove the 
requirement that 75% 
of interior landscape 
islands be inside the 
parking lot and 
instead be along the 
perimeter. 

As discussed above, the proposed parking lots are not 
expansive, and creating additional distance for the 
residents to walk from their vehicle to the building is 
counterintuitive to a development catering to residents 
that may have limited mobility. 

5 15A.10.11 
PC – Approve 

Not requested by 
Developer. 

Staff recommends the Planning Commission consider a 
departure from the deferred parking requirements that 
does not obligate the Township or Developer to identify 
additional parking spaces or draft an agreement regarding 
the parking. 

6 
15A.11 

15A.11.3 
PC – Approve 

Allow the Assisted 
Living facility to be 
considered Multiple 
Family like the 
Congregate and 
Cottages for 
architectural 
purposes. 

As discussed above, the Assisted Living facility has the 
least amount of visibility, but is technically an 
Institutional Use and would require a higher architectural 
standard than the other two uses. Staff did not see a 
benefit to requiring 1 out of 3 building types to have more 
architecture than the other buildings, which may reduce 
the cohesiveness of the site. 
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7 15A.13.1.B 
PC – Approve 

Remove the 
requirement to vary 
the location, or recess 
the Cottage garage. 

As discussed above, the Developer believes a recessed 
garage will reduce the visibility of the tenants and lead to 
damaged garages and vehicles. 

8 17.05.1.E 
PC – Approve 

 Find the use of 
driveways built to 
OCRC road 
standards is 
permitted in order 
to remove the 
right-of-way 
requirement.  

 Find the separation 
between points of 
ingress/egress is 
sufficient and 
accommodates 
vehicular 
circulation. 

 As discussed above, due to site constraints it was not 
feasible to have a 66’ right-of-way, so it was requested 
to build the driving surface to OCRC standards, but 
allow them to be a driveway in order to remove the 
right-of-way.  

 
 

 Site constraints do not allow for the access points to 
meet the Township or OCRC spacing requirements. 
However, staff is generally comfortable with the 
proposed locations and the Developer made numerous 
revisions to improve internal circulation. 

9 19.07.28.D 
PC – Approve 

Allow the Assisted 
Living facility to have 
frontage on the 
proposed driving 
surface instead of 
fronting onto a paved 
road like Lakeshore 
Drive. 

The Assisted Living facility will still front on a driving 
surface that is built to OCRC road standards, but is 
proposing to not have a right-of-way. If the Planning 
Commission approves that request it should also approve 
this one. Furthermore, due to steep topography and site 
distance it is not feasible to have the Assisted Living 
building front onto Lakeshore Drive. 

10 19.07.28.E 
PC – Approve 

Allow accessory 
buildings, including 
the maintenance 
building, pergolas, 
and gazebos, to have 
a setback less than 75 
feet. 

The SLU provisions require a 75’ setback for all 
accessory structures. However, due to site constraints and 
the proposed design a 75’ setback for these structures 
does not serve a good purpose. As discussed above, it is 
not advisable to create more traveling distance for the 
residents become some may have limited mobility. 

11 19.07.28.H 
PC – Approve 

Allow parking spaces 
to be in front of the 
Assisted Living 
facility. 

The SLU provisions require parking to be in the side or 
rear yard. Although a true front yard does not exist for 
this building it seems sensible to have the parking in the 
front to reduce the impact to the Cottage Hills 
Subdivision, provide more direct access to the building 
and adjacent driving surface, and maintain the natural 
landscape for residents to enjoy when looking out their 
windows. 
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12 
20.12.5 
20.12.6 

PC – Deny 

Allow a 6’-6” tall 
decorative fence for 
the Assisted Living 
Memory Care 
Courtyard. 

Typically, the maximum fence height is 6’. However, due 
to the special needs of Memory Care patients and the 
Developer’s operation experience a 6’-6” fence is able to 
provide the safety and security of these patients. 

13 21.02 
PC – Approve 

 Allow a 3-story 
37’-6” height for 
the Congregate 
building.  

 Reduce the 
minimum floor 
area requirement 
for the Congregate 
units from 884 sqft 
to 685 sqft. 

 The Accessibility regulations require first floor 
apartments to be on grade and not “garden” style to 
ensure people with disabilities and limited mobility can 
have uninterrupted access to their living quarters. 
Therefore, a 3-story departure should be approved, and 
the Commission will need to determine if a 2’-6” 
height departure is reasonable.  

 Unlike a typical apartment building the Congregate 
offers additional amenities and common areas that 
could be calculated as part of the minimum floor area. 

14 24.04.2 
PC – Approve 

Allow the minimum 
size of a parking 
space to be 10’x20’ 
instead of the 
required 9’x18’. 

The Developer has supplied documentation from 
MSHDA that requires a minimum parking space size of 
10’x20’ to assist elderly residents with parking 
maneuvers. 

 
PROPOSED CONDITIONS OF APPROVAL 

 
Below is an itemized list that staff and the Planning Commission created as conditions of approval: 

1. Obtain an easement from the Grand Haven Area Public School district to install the 
emergency access on Lakeshore Drive. This easement shall be reviewed and approved by the 
Township Attorney prior to recording with the Register of Deeds. 

2. Add an additional sidewalk from Cottage 1 to Rosy Mound Drive to provide greater 
walkability on the site. 

3. The Developer shall incorporate additional shielding to light fixtures along the southern 
boundary line that abuts the Cottage Hills Subdivision as well as the Northwest corner of the 
site that abuts the Rosy Mound Elementary School to ensure light does not spill into the 
adjacent dwellings. 

4. Revise Sheet C-205 to reflect the true open space figures presented on Sheet L-100. This will 
ensure there is no confusion regarding the proposed 12.03 acres of designated open space. 

5. The Developer shall provide documentation from the Grand Haven Board of Light and 
Power regarding streetlights—if they will be metered or if a Special Assessment Lighting 
District is required. This subject must be satisfied prior to receiving an occupancy certificate. 
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6. Must obtain permits from all applicable agencies including the OCRC, OCWRC, State of 
Michigan etc. Permits shall be obtained before building permits are issued. 

7. The Developer shall enter into a PUD Contract with the Township, which will be drafted by 
the Township Attorney and approved by the Township Board prior to receiving a building 
permit. 

8. The Developer shall enter into a modified version of the typical Private Road Maintenance 
Agreement with the Township, which will be drafted by the Township Attorney and 
approved by the Township Board prior to receiving a building permit. 

9. The Township and Developer shall agree to a Tax Exemption Ordinance commonly referred 
to as a Payment in Lieu of Taxes (PILOT) agreement pursuant to the MSHDA requirements.  

10. Additional conditions the Board would like to incorporate will be added to this list (which 
will be in the form of a motion) and presented at the next meeting. 

 

SAMPLE MOTIONS 
 
If the Board finds the Village at Rosy Mound PUD application meets the applicable standards, the 
following motion can be offered: 

Motion to postpone further action until June 12th on the proposed Village at Rosy 
Mound PUD application and rezoning of parcels 70-07-04-200-025, 70-07-04-400-
028, and part of 70-07-04-100-028 from Service Professional (SP) to Planned Unit 
Development (PUD). This is the first reading. 

 
If the Board finds the Village at Rosy Mound PUD application does not meet the applicable 
standards, the following motion can be offered: 

Motion to direct staff to draft a formal motion and report, which will deny the 
Village at Rosy Mound PUD application, with those discussion points which will 
be reflected in the meeting minutes. This will be reviewed and considered for 
adoption at the next meeting. 

 
If the Board finds the applicant must make revisions to the PUD application, the following motion 
can be offered: 

Motion to table the Village at Rosy Mound PUD application, and direct the 
applicant to make the following revisions: 

1. List the revisions. 
 
 
Please contact me if this information raises questions. 
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MEETING MINUTES – EXCERPT OF VILLAGE AT ROSY MOUND 
GRAND HAVEN CHARTER TOWNSHIP 

PLANNING COMMISSION 
APRIL 17, 2017 

 
I. CALL TO ORDER   

Cousins called the meeting of the Grand Haven Charter Township Planning Commission to 
order at 7:00 p.m. 

 
II. ROLL CALL 

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

Members absent:  Chalifoux 
Also present:  Community Development Director Fedewa and Attorney Bultje 

 
Without objection, Cousins instructed Fedewa to record the minutes. 

 
III. PUBLIC HEARING 

D.  PUD – Housing for the Elderly – Village at Rosy Mound 
 
Cousins opened the public hearing at 7:19pm. 
 
Fedewa provided an overview through a memorandum dated April 13th. 
 
The applicant, Shirley Woodruff of RW Properties I LLC, and design professionals John 
Casserly PE of Nederveld and Daniel Tosch of Progressive Associates, were present and 
available to answer questions. 
 
There being no public comment Cousins closed the public hearing at 7:26pm. 
 

IV. OLD BUSINESS 
D. PUD – Housing for the Elderly – Village at Rosy Mound 
 
Fedewa provided a more thorough review of the April 13th memorandum. Next, staff and the 
Planning Commission addressed each item that required additional consideration and then each 
departure request, which will then be crafted into a motion and report of findings that will be 
considered at the next meeting. 
 
Certain items required additional consideration by the Planning Commission. It is noted, the 
Planning Commission only provided verbal approval or denial for these items of consideration, 
and the role of the Commission is simply to make recommendations to the Township Board. 
The Board is the governing body granted the authority to make final determinations on PUD 
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applications. As needed, the findings will be incorporated into the departure requests for the 
Township Board to consider: 

• The Overlay Zone requires higher architectural standards for the garageport and carport 
accessory structures, which are proposed as basic metal structures. 

o Architect Tosch explained the two types of structures are purposefully low-
profile with a mute color to ensure they do not block the view of residents. 
Requested the structures remain the same if a brick or stone accent veneer was 
applied. 

o The Planning Commission finds this acceptable because ensuring resident 
visibility is important, as well as requiring a higher aesthetic. This 
recommendation will be made to the Township Board. 

• Screening material for refuse container is proposed as a concrete wall with sandblasted 
finish, but ordinance requires a wood or masonry solid wall. Typical understanding of 
masonry is the stacking and mortaring of blocks to create a wall, and not poured 
concrete. 

o Architect Tosch offered to apply a brick or stone veneer to the outside of the 
poured concrete to enhance the aesthetics of the screening. 

o The Planning Commission finds this acceptable because it meets the spirit and 
intent of the screening requirement. This recommendation will be made to the 
Township Board. 

• The Overlay Zone requires the garages of Multi-Family housing types (i.e., the 
Cottages) to be varied and/or recessed to reduce the emphases on the garages along the 
street. The developer is proposing the same design for each unit. 

o Architect Tosch explained the Cottage garages are aligned with the covered 
front porch. There are slight variations to the roofline, and additional windows 
have been placed. The type and positioning of each building is varied. 

o Developer Woodruff explained the need to provide as much visibility and 
maneuvering room as possible for residents. 

o The Planning Commission finds the Multi-Family Overlay Zone architectural 
requirements were intended to prevent a “flat-faced” dwelling. Based on the 
varying building positions, rooflines, and architectural interest with the front 
porch the spirit and intent of this provision is satisfied. This recommendation 
will be made to the Township Board. 

• Section 17.05.6 requires the Township to make a Transitional Area determination due 
to the proximity to single family dwellings. A 30’ undisturbed buffer will be maintained 
along the southern property line that abuts the Cottage Hills Subdivision. In addition, 
there is approximately 100+ feet of separation between the proposed Assisted Living 
building and the existing dwellings. 
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o The Planning Commission finds this proposal an acceptable Transition Area. 
This recommendation will be made to the Township Board. 

 
Next, each departure request was considered. It is noted, the Planning Commission only 
provided verbal approval or denial for these departure requests, and the role of the Commission 
is simply to make recommendations to the Township Board. The Board is the governing body 
granted the authority to make final determinations on PUD applications. The following list 
constitutes the current departure requests along with the findings of the Planning Commission 
and the recommendation that will be provided to the Board: 

1. Section 11.04 – convert the method of setback measurements to building separation. 

a. The Planning Commission finds it acceptable to measure setbacks as building 
separations rather than distance from lot lines because the proposed parcel lines are 
needed for financing purposes and a building separation measurement satisfies the 
spirit and intent of setbacks.  

2. Section 15A.04.5 – waive the requirement to receive separate special land use approval to 
relocate an existing overhead utility pole and electrical line. 

a. The Planning Commission finds this acceptable because there will not be any 
additional overhead utility lines installed. This pole needs to be relocated to 
accommodate the stormwater retention basin. 

3. Section 15A.10.3 – allow the landscaping that must abut the walls of the building to be 
planted 36” away to accommodate a stone maintenance strip, which is used to capture the 
roof runoff. 

a. The Planning Commission finds this acceptable because it is unlikely the landscaping 
would survive if it was in the path of roof runoff. In addition, the applicant provided 
visual evidence of a similar senior living campus that have the plantings 36” from the 
wall and the spirit and intent of reducing the visual mass is still satisfied. 

4. Section 15A.10.5 – allow more than 75% of the landscape islands be located around the 
perimeter of the parking lot instead of the interior. 

a. The Planning Commission finds this acceptable because the proposed parking lots 
are not expansive. It is unnecessary to create a greater distance from entryways for 
residents that may have limited mobility. The trees and other landscaping that were 
required to be within this 75% were transferred to the perimeter, so there has not been 
a reduction in overall landscaping. 

5. Section 15A.10.11 – remove the requirement to create a separate deferred parking plan and 
agreement. 

a. The Planning Commission finds this acceptable because the Overlay Zone would 
allow up to 1,364 spaces but the applicant is only requesting 180, which is less than 
what is permitted by right too. Due to the type of development and site constraints it 
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is not likely, or feasible, to expand parking in the future. Furthermore, granting this 
departure would require the applicant to apply for a Major Amendment to the PUD 
if additional parking was requested in the future. 

6. Sections 15A.11 and 15A.11.3 – allow the Assisted Living building to be considered a 
Multiple Family use under the Overlay Zone land use categories as it relates to architectural 
requirements. 

a. The Planning Commission finds this acceptable because the Congregate building and 
Cottages are Multiple Family, but technically the Assisted Living building would be 
considered Institutional. Institutional uses have a higher architectural requirement, 
but the Assisted Living building has the least amount of visibility. In addition, the 
development may lack cohesion if one building is treated differently than the others 
as it relates to architecture. 

7. Section 15A.13.1.B – remove the requirement to vary the Cottage garage locations and/or 
recess them into the buildings. 

a. The Planning Commission finds the spirit and intent of the architectural requirements 
of the Overlay Zone are satisfied because the Cottage design does not result in a “flat-
faced” building. The covered front porch and varying rooflines add depth and 
dimension, which is satisfactory. 

8. Section 17.05.1.E – requesting two departures—(1) permitted to classify the “roads” as 
driveways so long as they are constructed to Ottawa County Road Commission standards 
because the site is not conducive to a 66’ road right-of-way; and (2) find the separation 
between access points is sufficient to accommodate vehicular circulation even though they 
do not comply with the OCRC spacing standards. 

a. Request 1 – the Planning Commission finds this acceptable because the “roads” will 
be constructed to OCRC standards and there is no potential for future road widening. 
Additionally, Fire/Rescue has approved the maneuverability as shown on the site 
plans, so there are no concerns about emergency vehicles having adequate access 
throughout the site. Furthermore, easements are still being provided for private and 
public utilities, so all organizations will still have access to their infrastructure. 
Lastly, driveways are considered private, so taxpayer dollars would not have to be 
spent on any “road” improvements.  

b. Request 2 – the Planning Commission finds this acceptable because the established 
minimum spacing standards are prohibitive to this site and would not improve 
vehicular circulation. The applicant has taken significant steps to improve 
maneuverability and reduce locations where vehicles could have negative 
interactions. Furthermore, because the “roads” are technically driveways the spacing 
standards could be considered a moot requirement. 
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9. Section 19.07.28.D – find the Assisted Living buildings frontage on the site’s main “road” 
is sufficient to comply with the Special Land Use requirement to front onto a paved 
roadway. 

a. The Planning Commission finds this acceptable because it has a direct relationship to 
departure request and finding #8, which finds the driveways to be “roads.” 

10. Section 19.07.28.E – allow accessory buildings, including the maintenance building, 
pergolas, and gazebos, to have a setback less than 75’. 

a. The Planning Commission finds this acceptable because a 75’ setback for the 
maintenance building does not serve a good purpose based on the location, which is 
setback over 75’ from the south boundary line that abuts Cottage Hills Subdivision. 
Furthermore, there is a steep topographical incline along Lakeshore Drive, which will 
screen the maintenance building from view. The remaining accessory buildings are 
appropriately located within the courtyards and walking paths of the Assisted Living 
building, and should not be placed any farther from the building to ensure residents 
with limited mobility are able to utilize these amenities. 

11. Section 19.07.28.H – allow parking spaces to be located in the front of the Assisted Living 
building. 

a. The Planning Commission finds this acceptable because no good purpose is served 
by creating more distance for residents to travel from their vehicle to entryways. 
Additionally, parking in the rear would remove the transition area and screening 
between the project site and the Cottage Hills Subdivision. Furthermore, parking in 
the rear would remove the natural landscape, thus removing the view residents have 
from their rooms. 

12. Section 20.12.5 and 20.12.6 – request a 6’-6” tall fence around the Memory Care Courtyard 
of the Assisted Living building because operational experience has found the additional 6” 
prevents patient escape. 

a. The Planning Commission does not find this request acceptable because the residents 
can be monitored to prevent escape; other memory care facilities do not have a fenced 
enclosure and do not have issues with escapees; and approving this request without 
compelling evidence that creates a distinction between this situation and any other 
where a person could escape over a fence, could set an undesired precedence. 

13. Section 21.02 –  requesting two departures (1) allow a three-story 37’-6” Congregate 
building; and (2) reduce the minimum floor area requirement to 685 square feet. 

a. Request 1 – the Planning Commission finds this acceptable because the building code 
requires ground floor units to ensure accessibility, and the requested height aligns 
with other departures granted for similar projects. 

b. Request 2 – the Planning Commission finds this acceptable because unlike a typical 
apartment building the Congregate offers additional common areas and amenities 
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within the building that are not typically offered at multiple family developments. 
Furthermore, if this additional common area were calculated as part of the minimum 
floor area the minimum unit size would be 815 square feet. Also, there are minimum 
age requirements to live in the Congregate building, so at most there are two tenants 
per dwelling, but according to the applicant 75% of the residents are single person 
households. 

14. Section 24.04.2 – allow the minimum parking space size to be 10’ x 20’ because MSHDA-
funded projects are required to have a minimum space of 10’ x 20’ to assist elderly residents 
with parking maneuvers. 

a. The Planning Commission finds this acceptable because documentation was supplied 
from MSHDA that establishes the 10’ x 20’ requirement. 

Motion by Taylor, supported by Wagenmaker, to direct staff to draft a 
formal motion and report, which will recommend conditional approval of 
the Village at Rosy Mound PUD application, with those Zoning Ordinance 
compliance departures which were discussed and will be reflected in the 
meeting minutes. 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. Minimally, the project will 
be subject to the following conditions: 

1. Must obtain permits from all applicable agencies including the OCRC, 
OCWRC, State of Michigan etc. Permits shall be obtained before 
building permits are issued. 

2. The Developer shall enter into a PUD Contract with the Township, 
which will be drafted by the Township Attorney and approved by the 
Township Board prior to receiving a building permit. 

3. The Developer shall enter into a modified version of the typical 
Private Road Maintenance Agreement with the Township, which will 
be drafted by the Township Attorney and approved by the Township 
Board prior to receiving a building permit. 

4. The Township and Developer shall enter into a Payment in Lieu of 
Taxes (PILOT) agreement pursuant to the MSHDA requirements. The 
Agreement shall be drafted by the Township Attorney and approved 
by the Township Board prior to receiving a building permit. 

5. The Developer shall provide documentation from the Grand Haven 
Board of Light and Power regarding streetlights—if they will be 
metered or if a Special Assessment Lighting District is required. This 
subject must be satisfied prior to receiving an occupancy certificate. 

6. The Developer shall incorporate additional shielding to light fixtures 
along the southern boundary line that abuts the Cottage Hills 
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Subdivision as well as the Northwest corner of the site that abuts the 
Rosy Mound Elementary School to ensure light does not spill into the 
adjacent dwellings. 

7. Revise Sheet C-205 to reflect the true open space figures presented on 
Sheet L-100. This will ensure there is no confusion regarding the 
proposed 12.03 acres of designated open space. 

8. Add an additional sidewalk from Cottage 1 to Rosy Mound Drive to 
provide greater walkability on the site. 

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

 
VI. ADJOURNMENT 

 
Without objection, the meeting adjourned at 9:14 p.m. 
 
Respectfully submitted, 
 
 
 
Stacey Fedewa 
Acting Recording Secretary  
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AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
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NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
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UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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Parcel 1: The North three-quarters (N 3/4) of the Northeast one-quarter (NE 1/4) of the Southwest one-quarter (SW 1/4) and the South one-half (S 1/2) of the Northwest
one-quarter (NW 1/4) bounded by the East line of Lakeshore Drive and the West line of the C & O Railroad, except the North 198.00 feet of the West 750.00 feet of the
Northeast one-quarter (NE 1/4) of the Southwest one-quarter (SW 1/4), and except the South 452.00 feet of the West 750.00 feet of the Southeast one-quarter (SE 1/4) of the
Northwest one-quarter (NW 1/4), all in Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan.

Also including: That part of the West Half (W 1/2) of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as: Commencing at
a point on the East right-of-way line of Lakeshore Drive which is North 89 degrees 57 minutes 51 seconds (89°57'51") East along the East and West Quarter line of said Section
4, 1375.85 feet and North 00 degrees 52 minutes 04 seconds (00°52'04") East 426.08 feet from the West Quarter corner of said Section 4; thence North 00 degrees 52 minutes
04 seconds (00°52'04") East 26.00 feet; thence North 89 degrees 57 minutes 51 seconds (89°57'51") East 705.36 feet; thence South 00 degrees 09 minutes 30 seconds
(00°09'30") West 26.00 feet; thence South 89 degrees 57 minutes 51 seconds (89°57'51") West 705.68 feet to point of beginning.

Also: That part of the West Half (W 1/2) of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as: Commencing at a point
which is North 89 degrees 57 minutes 51 seconds (89°57'51") East along the East and West Quarter line of said Section 4, 1375.85 feet and North 00 degrees 52 minutes 04
seconds (00°52'04") East 426.08 feet and North 89 degrees 57 minutes 51 seconds (89°57'51") East 313.33 feet from the West Quarter corner of said Section 4; thence North
89 degrees 57 minutes 51 seconds (89°57'51") East 392.35 feet; thence South 00 degrees 09 minutes 30 seconds (00°09'30") West 202.16 feet; thence North 43 degrees 05
minutes 44 seconds (43°05'44") West 73.94 feet; thence along a curve to the left having a radius of 467 feet and an arc distance of 382.58 feet and whose long chord bears
North 66 degrees 33 minutes 52 seconds (66°33'52") West 371.96 feet to point of beginning.

EXCEPT: That part of the West 1/2 of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as commencing at a point on the
Easterly right of way line of Lakeshore Drive which is North 89°57'51" East along the East and West 1/4 line of said Section 4, 1375.85 feet and South 00°52'04" West 198.02
feet from the West 1/4 corner of said Section 4; thence North 89°57'51" East 713.36 feet; thence South 00°10'30" West 26.00 feet; thence South 89°57'51" West 713.67 feet;
thence North 00°52'04" East 26.00 feet to point of beginning.

ALSO EXCEPT: That part of the West 1/2 of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as commencing at a point
on the Easterly right of way line of Lakeshore Drive which is North 89°57'51" East along the East and West 1/4 line of said Section 4, 1375.85 feet and South 00°52'04" West
224.02 feet from the West 1/4 corner of said Section 4; thence North 89°57'51" East 713.67 feet; thence South 00°10'30" West 68.69 feet; thence South 89°57'51" West 714.50
feet; thence North 00°52'04" East 68.70 feet to point of beginning.

Parcel 2: The North 416.1 feet of all that part of the West 1/2 of the Southeast 1/4 of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County,
Michigan, lying West of the Chesapeake and Ohio Railroad right of way.

Parcel 3: That part of the South 1/2 of the Southwest 1/4 of the Northeast 1/4 of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan,
which lies Southwesterly of the C & O Railroad right of way.

SENIOR CONGREGATE MSHDA PARCEL (REVISED):
Part of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as:  Commencing at the South 1/4 corner of said section;
thence N00°14’49”E 1669.02 feet along the North-South 1/4 line of said section; thence N89°56’15”W 1299.16 feet along the South line of the North 3/4 of the Northeast 1/4 of
the Southwest 1/4 of said section; thence Northwesterly 203.39 feet along a 51517.06 foot radius curve to the right, said curve having a central angle of 00°13’34”, and a chord
that bears N00°06’44”W 203.39 feet along the East right-of-way line of Lakeshore Drive to the Point of Beginning; thence continuing along said right-of-way line Northeasterly
503.27 feet along a 51517.06 foot radius curve to the right, said curve having a central angle of 00°33'35", and a chord bearing N00°16'51"E 503.27 feet; thence N89°58'54"E
713.75 feet; thence S62°36'28"E 72.28 feet; thence Northeasterly 36.27 feet along a 224.00 foot radius curve to the right, said curve having a central angle of 09°16'37", and a
chord bearing N50°32'44"E 36.23 feet; thence Northeasterly 156.94 feet along a 400.00 foot radius curve to the left, said curve having a central angle of 22°28'49", and a
chord bearing N43°56'38"E 155.94 feet; thence N32°42'13"E 89.74 feet; thence Northeasterly 34.96 feet along a 100.00 foot radius curve to the left, said curve having a
central angle of 20°01'54", and a chord bearing N22°41'17"E 34.78 feet; thence N12°40'20"E 101.38 feet; thence along the Southerly right-of-way line of Rosy Mound Drive
Southeasterly 24.01 feet along a 395.33 foot radius curve to the left, said curve having a central angle of 03°28'45", and a chord bearing S78°04'15"E 24.00 feet; thence
S12°40'20"W 101.69 feet; thence Southwesterly 43.35 feet along a 124.00 foot radius curve to the right, said curve having a central angle of 20°01'54", and a chord bearing
S22°41'17"W 43.13 feet; thence S32°42'13"W 89.74 feet; thence Southwesterly 166.36 feet along a 424.00 foot radius curve to the right, said curve having a central angle of
22°28'49", and a chord bearing S43°56'38"W 165.29 feet; thence Southwesterly 86.48 feet along a 200.00 foot radius curve to the left, said curve having a central angle of
24°46'28", and a chord bearing S42°47'49"W 85.81 feet; thence S30°24'35"W 34.35 feet; thence S11°09'03"W 253.58 feet; thence S45°00'00"W 11.89 feet; thence
N90°00'00"W 558.19 feet; thence S13°36'11"W 70.24 feet; thence S00°00'00"W 55.53 feet; thence N89°59’31”W 114.21 feet to the Point of Beginning. Containing 6.97 acres.
Subject to easements, restrictions, and rights-of-way of record.

REMAINDER.1:
Part of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as:  Commencing at the South 1/4 corner of said section;
thence N00°14’49”E 1669.02 feet along the North-South 1/4 line of said section to the Point of Beginning; thence N89°56’15”W 1299.16 feet along the South line of the North
3/4 of the Northeast 1/4 of the Southwest 1/4 of said section; thence along the East right-of-way line of Lakeshore Drive Northwesterly 203.39 feet along a 51517.06 foot radius
curve to the right, said curve having a central angle of 00°13'34", and a chord bearing N00°06'44"W 203.39 feet; thence S89°59'31"E 114.21 feet; thence N00°00'00"E 55.53
feet; thence N13°36'11"E 70.24 feet; thence S90°00'00"E 558.19 feet; thence N45°00'00"E 11.89 feet; thence N11°09'03"E 253.58 feet; thence N30°24'35"E 34.35 feet;
thence Northeasterly 86.48 feet along a 200.00 foot radius curve to the right, said curve having a central angle of 24°46'28", and a chord bearing N42°47'49"E 85.81 feet;
thence Northeasterly 166.36 feet along a 424.00 foot radius curve to the left, said curve having a central angle of 22°28'49", and a chord bearing N43°56'38"E 165.29 feet;
thence N32°42'13"E 89.74 feet; thence Northeasterly 43.35 feet along a 124.00 foot radius curve to the left, said curve having a central angle of 20°01'54", and a chord bearing
N22°41'17"E 43.13 feet; thence N12°40'20"E 101.69 feet; thence Northeasterly 229.05 feet along a 395.33 foot radius curve to the left, said curve having a central angle of
33°11'48", and a chord bearing N83°35'29"E 225.86 feet; thence N67°29'09"E 60.00 feet, the previous 2 calls being along the Southerly right-of-way line of Rosy Mound Drive;
thence S23°00'25"E 515.49 feet along the Westerly right-of-way line of a railroad right-of-way; thence S89°50'54"W 203.46 feet along the South line of the North 416.1 feet of
the West 1/2 of the Southeast 1/4 of said section; thence S00°14'49"W 585.11 feet along said North-South 1/4 line to the Point of Beginning. Containing 17.83 acres.  Subject
to easements, restrictions, and rights-of-way of record.
ALSO
Part of Section 4, Town 7 North, Range 16 West, Grand Haven Township, Ottawa County, Michigan, described as:  Commencing at the South 1/4 corner of said section;
thence N00°14’49”E 1669.02 feet along the North-South 1/4 line of said section; thence N89°56'15"W 1299.16 feet along the South line of the North 3/4 of the Northeast 1/4 of
the Southwest 1/4 of said section; thence along the East right-of-way line of Lakeshore Drive Northeasterly 706.70 feet along a 51517.06 foot radius curve to the right, said
curve having a central angle of 00°47'10", and a chord bearing N00°10'03"E 706.69 feet; thence N89°58'54"E 713.75 feet to the Point of Beginning; thence N00°10'22"E
516.27 feet along the East line of the West 750 feet of the Northeast 1/4 of the Southwest 1/4 of said section; thence S43°06'39"E 128.40 feet; thence Southeasterly 229.21
feet along a 395.33 foot radius curve to the left, said curve having a central angle of 33°13'13", and a chord bearing S59°43'15"E 226.02 feet, the previous 2 calls being along
the Southerly right-of-way line of Rosy Mound Drive; thence S12°40'20"W 101.38 feet; thence Southwesterly 34.96 feet along a 100.00 foot radius curve to the right, said curve
having a central angle of 20°01'54", and a chord bearing S22°41'17"W 34.78 feet; thence S32°42'13"W 89.74 feet; thence Southwesterly 156.94 feet along a 400.00 foot
radius curve to the right, said curve having a central angle of 22°28'49", and a chord bearing S43°56'38"W 155.94 feet; thence Southwesterly 36.27 feet along a 224.00 foot
radius curve to the left, said curve having a central angle of 09°16'37", and a chord bearing S50°32'44"W 36.23 feet; thence N62°36’28”W 72.28 feet to the Point of Beginning.
Containing 2.13 acres.  Subject to easements, restrictions, and rights-of-way of record.
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Sanitary Manhole #275
Rim Elev. = 595.67
15" PVC(E) = 582.30
15" PVC(S) = 582.28

Sanitary Manhole #304
Rim Elev. = 594.98
15" PVC(N) = 582.79
15" PVC(S) = 582.85

Sanitary Manhole #307
Rim Elev. = 596.05
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Sanitary Manhole #683
Rim Elev. = 605.56
10" PVC(N) = 595.14
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8" PVC(NW) = 587.49
8" PVC(SE) = 587.46
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15" PVC(W) = 582.09
15" PVC(E) = 581.92
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Rim Elev. = 599.03
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Storm Manhole #315
Rim Elev. = 599.45
15" CONC(NW) = 595.39
CANNOT SEE PIPES TO N, S, & E

Storm Manhole #159
Rim Elev. = 598.68
18" CONC(NW) = 594.54
18" CONC(E) = 594.54

Storm Manhole #132
Rim Elev. = 598.02
18" CONC(W) = 591.90
24" CONC(N&S) = 590.73
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Inv. Elev. = 590.89
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6" WOOD WALL
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Manhole #8233
Rim Elev. = 604.68
WATER METER INSIDE

Catch Basin #8206
Rim Elev. = 602.08
WATER @ 598.9±

Catch Basin #8207
Rim Elev. = 601.29
LEACHING BASIN
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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.

Know what's below.
    CALL before you dig.
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1. WETLANDS DETERMINED BY KING & MACGREGOR ENVIRONMENTAL, INC. ON 10/20/2015
2. THERE IS NO TRUE DRAINAGE COURSE ON SITE. ALONG THE EASTERN RIDGE LINE, HALF THE RUNOFF

IS DIRECTED TO THE WETLANDS. MOST OF THE SITE RUN-OFF STAYS ON SITE AND NATURALLY
INFILTRATES, WHILE THERE IS A PORTION WHICH FLOWS TO ROSY MOUND AND THE ELEMENTARY
SCHOOL PROPERTY. SEE FLOW ARROWS.

3. PRELIMINARY GEOTECHNICAL EVALUATION COMPLETED ON 12/21/2016 BY SOILS & STRUCTURES.
BORINGS WILL BE COMPLETED IN JANUARY 2017.
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TIN: 70-07-04-300-054
ADDRESS: 0 LAKESHORE DR

OWNER: RIVERWOOD COMPANY LLC

TIN: 70-07-04-400-029
ADDRESS: N/A

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS

TIN: 70-07-04-400-028
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION

TIN: 70-07-04-200-025
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION

TIN: 70-07-04-300-038
ADDRESS: 14016 LAKESHORE DR

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS
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IRON STAKE IS 0.6' N OF
TRUE CORNER LOCATION

IRON STAKE IS 0.5' N OF
TRUE CORNER LOCATION

FENCE CORNER IS
0.6' E OF IRON STAKE

FENCE CORNER IS
0.7' S OF IRON STAKE

FENCE CORNER IS 6.9' N
OF PROPERTY LINE
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TIN: 70-07-04-100-028

ADDRESS: 14110 LAKESHORE DR
OWNER: OTTAWA COUNTY ROAD COMMISSION

PARCEL A
POINT OF
BEGINNING

CENTER OF
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Sanitary Manhole #275
Rim Elev. = 595.67
15" PVC(E) = 582.30
15" PVC(S) = 582.28

Sanitary Manhole #304
Rim Elev. = 594.98
15" PVC(N) = 582.79
15" PVC(S) = 582.85

Sanitary Manhole #307
Rim Elev. = 596.05
15" PVC(N) = 583.63
15" PVC(S) = 583.64

Sanitary Manhole #683
Rim Elev. = 605.56
10" PVC(N) = 595.14
10" PVC(S) = 594.97

Sanitary Manhole #314
Rim Elev. = 599.14
8" PVC(NW) = 587.49
8" PVC(SE) = 587.46

Sanitary Manhole #459
Rim Elev. = 593.50
8" PVC(NW) = 585.45
8" PVC(NW) = 582.30
15" PVC(W) = 582.09
15" PVC(E) = 581.92

Catch Basin #317
Rim Elev. = 599.03
12" CONC(S) = 595.40

Catch Basin #310
Rim Elev. = 598.94
12" CONC(N) = 595.03

Storm Manhole #315
Rim Elev. = 599.45
15" CONC(NW) = 595.39
CANNOT SEE PIPES TO N, S, & E

Storm Manhole #159
Rim Elev. = 598.68
18" CONC(NW) = 594.54
18" CONC(E) = 594.54

MH #159

MH #132

Storm Manhole #132
Rim Elev. = 598.02
18" CONC(W) = 591.90
24" CONC(N&S) = 590.73

CB #131

24" CONC
Inv. Elev. = 590.89

24" CONC
Inv. Elev. = 589.99

BENCHMARK #123
ELEV. = 597.31

24" CONC
Inv. Elev. = 590.54

24" CONC
Inv. Elev. = 590.48

24" CMP
Inv. Elev. = 589.99

10"BEECH
18"OAK

14"ASH

12" OAK

20"OAK

12" PINE

16" PINE

C & O
 RAILRO

AD

S23°00'25"E 515.49'

S89°50'54"W 203.46'

S LINE, N 416.1 FT, W 1/2, SE
1/4, SECTION 4, T7N, R16W

50.0'

21

26

20.0'

20.0'20.0'

10.0'

27

27

Catch Basin #131
Rim Elev. = 597.60
24" CONC(N&S) = 590.07
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BENCHMARK #1331
ELEV. = 607.19

EXISTING BUILDING EXISTING BUILDING
FF=605.34FF=607.21

6" WOOD WALL

6" WOOD WALL

16"MAPLE

8" PINE

24" PINE
26" PINE

26" BASSWOOD
12" CEDAR

18"MAPLE

24" PINE

12" PINE
6" PINE

10" PINE
30" MAPLE

40" TWN POPLAR

CB #8207

CB #8206

MH #8233

Manhole #8233
Rim Elev. = 604.68
WATER METER INSIDE

Catch Basin #8206
Rim Elev. = 602.08
WATER @ 598.9±

Catch Basin #8207
Rim Elev. = 601.29
LEACHING BASIN
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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 below.
    CALL before you dig.
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Title: Township Review V. Date: 01.06.17
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1) An examination of the National Flood Insurance Program's Flood Insurance Rate Map for Community Number 2620270, Panel Number 0088E
& 0089E, with an Effective Date of December 16, 2011, shows this parcel to be located in Zone X (Areas determined to be outside of the 0.2%
annual chance floodplain).

2) Parcel A Gross Land Area:  1,172,269 Square Feet / 26.92 Acres
3) The location of wetland areas as delineated by appropriate authorities were located as shown hereon.
4) No buildings existing on the surveyed property.
5) Bearings based on the North-South 1/4 line having a bearing of N00°14'49"E per the plat of Cottage Hills, as recorded in Liber 40 of Plats, on Pages

01-02, Ottawa County Records.
6) 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.
7) NOTE TO CONTRACTORS: 3 (THREE) WORKING DAYS BEFORE YOU DIG, CALL MISS DIG AT  TOLL FREE 1-800-482-7171 FOR UTILITY

LOCATIONS ON THE GROUND.

SURVEYOR'S NOTES

14

SCHEDULE B - SECTION II NOTES

Terms, conditions and provisions which are recited in the Street Dedication recorded in Liber 1232,
Page 161.(THE EASEMENT DESCRIBED IN THIS DOCUMENT IS SHOWN ON THIS SURVEY)

Easements and the terms, conditions and provisions thereof which are recited in Pipe Line
Easement recorded in Liber 510, Page 685. (THE EASEMENT DESCRIBED IN THIS
DOCUMENT IS SHOWN ON THIS SURVEY)

Easements and the terms, conditions and provisions thereof which are recited in Highway
Easement recorded in Liber 1218, Page 579. (THE EASEMENT DESCRIBED IN THIS
DOCUMENT IS SHOWN ON THIS SURVEY)

Easements and the terms, conditions and provisions thereof which are recited in Sewer Line
Easement recorded in Liber 1967, Page 482. (THE EASEMENT DESCRIBED IN THIS
DOCUMENT IS SHOWN ON THIS SURVEY)
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TIN: 70-07-04-300-054
ADDRESS: 0 LAKESHORE DR

OWNER: RIVERWOOD COMPANY LLC

TIN: 70-07-04-400-029
ADDRESS: N/A

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS

TIN: 70-07-04-400-028
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION
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TIN: 70-07-04-300-038
ADDRESS: 14016 LAKESHORE DR

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS
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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.

Know what's below.
    CALL before you dig.

Catch Basin - Round

Catch Basin - Square

Cable Riser

Culvert

Guy Anchor

Hydrant

Iron - Set

Iron - Found

Miss Dig Flag - Gas

Manhole

Post

Phone Riser

Sign

Sanitary Sewer Manhole

Utility Pole

Underground Gas Marker

Wetland Marker

Water Valve

Overhead Utility

Fence

Railroad

Asphalt

Concrete

Building

Tree Clearing Limits

Existing Fence Removal

OH

X X X

LEGEND

!!CAUTION!!

EXISTING BURIED GAS MAIN

!!CAUTION!!

EXISTING BURIED GAS MAIN
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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. WHERE PRACTICAL, EXISTING TREES THAT ARE IN GOOD HEALTH AND

ABOVE 3" IN CALIPER ALONG THE FRONTAGE SHALL BE PRESERVED

2'-6"

2'-6"

3'-0"

8'-0"

ZONE - PER CONSTRUCTION DRAWINGS

ALL TREE PROTECTION SHALL BE INSTALLED BY THE CONTRACTOR AND APPROVED BY
THE OWNER PRIOR TO COMMENCEMENT OF DEMOLITION AND NEW CONSTRUCTION

2"x6" HORIZONTAL
BOARD

4"x4" POSTS SPACED
8' O.C. OR AS SHOWN
ON PLANS

5' WELDED WIRE FENCE
STAPLED TO BOARDS

GRADE

3'-0"

TREE PROTECTION FENCING DETAIL

N.T.S.

EVERGREEN TREE TO REMAIN

EVERGREEN TREE TO BE REMOVED

LANDMARK TREE TO BE REMOVED (146 TOTAL)

LANDMARK / HERITAGE PROTECTED TREE FENCING (104 TOTAL)

NON-LANDMARK TREE TO BE REMOVED (493 TOTAL)

TREE CLEARING LIMITS

DECIDUOUS TREE TO REMAIN

DECIDUOUS TREE TO BE REMOVED
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REMOVE
EXISTING POSTS

ASH 4
BEECH 23
CHERRY 20
MAPLE 10
OAK 45
PINE 44
TOTAL 146

ASH 43
BEECH 23
BIRCH 6
CHERRY 47
CEDAR 4
MAPLE 54
OAK 224
PINE 96
POPLAR 3
SASSAFRAS 7
SYCAMORE 2
TOTAL 509

REPLACEMENT RATIOS:

TREE PROP. RATIO
MAPLE 59 92%
PINE 28 20%

TREE CLEARING LIMITS

TREE CLEARING LIMITS

XXX

X
X

X

REMOVE EXISTING FENCE IN
THESE AREAS FOR PROPOSED
EMERGENCY DRIVE.

REMOVE EXISTING
SIDEWALK FOR
PROPOSED
EMERGENCY DRIVE
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ADDRESS: 0 LAKESHORE DR

OWNER: RIVERWOOD COMPANY LLC

TIN: 70-07-04-400-029
ADDRESS: N/A
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EXISTING BITUMINOUS

EXISTING CONCRETE

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

LEGEND
GENERAL NOTES

1. TOTAL PARKING PROVIDED: 180 SPACES
   (INCLUDES 27 GARAGE SPACES IN COTTAGES)
2. MAIN DRIVE TO BE 24' WIDE PRIVATE DRIVE
BUILT TO OCRC STANDARDS FOR PUBLIC ROADS.
3. MAIN DRIVE WILL BE POSTED AS 20 MPH.
4. MAIN ENTRANCE TO HAVE 24" CONC. CURB &
GUTTER. ALONG SIDEWALK CURB TO BE INTEGRAL
W/ SIDEWALK. ALL OTHER LOCATIONS TO BE
ROLLED CONCRETE CURB.
5. 35' WIDE GREENBELT IS A NO BUILD
RESTRICTED AREA TO REMAIN IN A NATURAL
STATE.
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EXISTING ZONING: SP (SERVICE /
PROFESSIONAL)
PROPOSED ZONING: PUD (PLANNED
UNIT DEVELOPMENT)
SITE AREA: 26.92 acres (1,173,195 sf)
MINIMUM LOT AREA REQUIRED:
768,000 sf (3,000 sf/unit)

PARCEL 1
SITE AREA: 303,244 sf
IMPERMEABLE SURFACE: 141,913 sf
OPEN SPACE REQUIRED:   75,811 sf (25%)
OPEN SPACE PROVIDED: 161,331 sf (53%)

GENERAL NOTE:
ALL PROPOSED BUILDINGS/USES (CONGREGATE BUILDING, ASSISTED LIVING BUILDING AND
COTTAGES) ARE CONSIDERED TO BE A "RESIDENTIAL USE". ALL SUPPORT AND ANCILLARY
FUNCTIONS THAT ARE PROVIDED WITHIN THE SPECIFIC BUILDINGS ARE INTENDED FOR  THE
SOLE PURPOSE AND USE OF THE RESIDENTS.

PROPOSED CONGREGATE BUILDING
BUILDING HT: 3 STORY (37'-6")
BUILDING FOOTRPINT: 49,441 sf
TOTAL # OF UNITS: 116
# OF PARKING REQUIRED:   75

 (1 per 3 residents Section 15.2403)
# OF PARKING ALLOWED : 705

(1 per 200sf Section 15.15A10.10)
# OF PARKING PROVIDED:   98
OPEN PARKING SPACE - 40
GARAGEPORTS - 24
CARPORTS - 36

PARCEL 2
SITE AREA: 497,865 sf
IMPERMEABLE SURFACE: 159,496 sf
OPEN SPACE REQUIRED:   124,466 sf (25%)
OPEN SPACE PROVIDED:   338,369 sf (68%)

PROPOSED ASSISTED LIVING BUILDING
BUILDING HT: 1 STORY (18'-0")
BUILDING FOOTPRINT: 96,348 sf
TOTAL # OF UNITS: 110
# OF PARKING REQUIRED: 55

(1 per 2 beds Section 15.2403)
# OF PARKING ALLOWED: 481

(1 per 200sf Section 15.15A10.10)
# OF PARKING PROVIDED: 55
(48 OPEN SPACES, 7 GARAGES)

PARCEL 3
SITE AREA: 278,669 sf
IMPERMEABLE SURFACE:  26,531 sf
OPEN SPACE REQUIRED:    69,667 sf (25%)
OPEN SPACE PROVIDED:  252,138 sf (90%)

PROPOSED COTTAGES
BUILDING HT: 1 STORY (15'-8")
TOTAL # OF UNITS: 13 (2 bed/1.5 bath)
# OF PARKING REQUIRED: 26 (2 per unit Section 15.2403)
# OF PARKING ALLOWED: 86 (1 per 200sf Section 15.15A10.10)
# OF PARKING PROVIDED: 26 (1 garage space + 1 driveway space per unit)

PARCEL 4
SITE AREA: 92,798 sf
IMPERMEABLE SURFACE:  35,174 sf
OPEN SPACE REQUIRED:    23,200 sf (25%%%)
OPEN SPACE PROVIDED:    57,624 sf (62%%%)

PROPOSED COTTAGES
BUILDING HT: 1 STORY (15'-8")
TOTAL # OF UNITS: 14 (2 bed/1.5 bath)
# OF PARKING REQUIRED: 28 (2 per unit Section 15.2403)
# OF PARKING ALLOWED: 92 (1 per 200sf Section 15.15A10.10)
# OF PARKING PROVIDED: 28 (1 garage space + 1 driveway space per unit)
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CB #8207
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MH #8233

Manhole #8233
Rim Elev. = 604.68
WATER METER INSIDE

Catch Basin #8206
Rim Elev. = 602.08
WATER @ 598.9±

Catch Basin #8207
Rim Elev. = 601.29
LEACHING BASIN
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SOIL EROSION

CONTROL SCHEDULE
     2016

JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC
PLACE SILT FENCE
STRIP & STOCKPILE TOPSOIL
CONSTRUCT CONNECTION TO STORM SEWER
ROUGH GRADE SITE
CONSTRUCT BUILDING FOUNDATION AND BUILDING
CONSTRUCT IMPROVEMENTS AROUND BUILDING
CONSTRUCT UTILITY LINES TO BUILDING
FINISH GRADE SITE
PAVE SITE
RESPREAD TOPSOIL/COMPACTION
SEED DISTURBED AREAS
SITE RESTORATION/CLEAN UP

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 below.
    CALL before you dig.

NOT TO SCALE
LOCATION MAP
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SOIL EROSION AND SEDIMENTATION CONTROL NOTES

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) REFER TO THE M.D.O.T. "SOIL EROSION AND SEDIMENTATION
CONTROL MANUAL" (APRIL 2006) FOR ADDITIONAL INFORMATION

5) THE ENTIRE STORM SEWER SYSTEM SHALL BE CLEANED AND
FLUSHED FOLLOWING CONSTRUCTION AND PAID RECEIPT
THEREOF PROVIDED TO THE ENGINEER AND COUNTY SESC
AGENT PRIOR TO FINAL PAYMENT TO THE CONTRACTOR OR FINAL
ACCEPTANCE OF THE CONSTRUCTION BY THE OWNER.

PERMANENT/TEMPORARY SEEDING

3

RIPRAP

7

GRAVEL ACCESS APPROACH

14

GEOTEXTILE SILT FENCE

26

INLET PROTECTION FABRIC DROP

29

MULCH BLANKETS AND HIGH VELOCITY
MULCH BLANKETS

33

= TEMPORARY MEASURE
= PERMANENT MEASURE

REFER TO MDOT STANDARD PLAN R-96-D

LEGEND

EX. GRADE CONTOUR

PROP. GRADE CONTOUR

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
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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 below.
    CALL before you dig.

LEGEND

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. CABLE / TELEPHONE /
ELECTRIC UNDERGROUND
CONDUIT

PROP. GAS LINE

PHASE LINE

D

S

E

G

15
20

13
07

-C
P1

.dw
g  

    
    

BM
    

 4/
7/2

01
7  

 13
:09

Reenders Inc.
Dennis Reenders
Park Place Ctr.
950 Taylor Ave.

Grand Haven, MI  49417

ANN ARBOR
CHICAGO

COLUMBUS
HOLLAND

INDIANAPOLIS
ST. LOUIS

217 Grandville Ave., Suite 302
Grand Rapids, MI 49503

Phone: 616.575.5190

GRAND RAPIDS

15201307

© 2017 Nederveld, Inc.

www.nederveld.com
800.222.1868

STAMP:

SHEET NO:

REVISIONS:

PREPARED FOR:

Land Planning Landscape Architecture Civil Engineering Land Surveying Environmental Consulting High Definition Scanning Forensic Engineering Fire Investigation

Experience . . . the Difference

PROJECT NO:

V
I
L

L
A

G
E

 
A

T
 
R

O
S

Y
 
M

O
U

N
D

PA
RT

 O
F 

 S
EC

TI
ON

 4,
 T

7N
, R

16
W

, G
RA

ND
 H

AV
EN

TO
W

NS
HI

P,
 O

TT
AW

A 
CO

UN
TY

,  M
IC

HI
GA

N

14
11

0 L
ak

es
ho

re
 D

r

Title: Township Review V. Date: 01.06.17
Drawn: Brad M Checked: John C S. Date: 01.06.17

Title: PUD Submittal V. Date: 10.25.16
Drawn: Brad M Checked: John C S. Date: 10.25.16

Title: Township Review V. Date: 03.08.17
Drawn: Brad M Checked: John C S. Date: 03.08.17
Title: Township Re-Submittal V. Date: 04.10.17
Drawn: Brad M Checked: John C S. Date: 04.10.17

C-400

U
t
i
l
i
t
y
 
P

l
a
n

PROP.

BUILDING

FFE=605.5

PROP.

BUILDING

FFE=605.5

PROP. 6" SAN.
LATERAL (TYP.)

PROP.

DETENTION

BASIN

PROP.

DETENTION

BASIN

MAINT.
GARAGE

42" CPP STM.
42" CPP STM. 42" CPP STM.

42" CPP STM.42" CPP STM.

42" CPP STM.

42" CPP STM.

42" CPP STM.

42" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

24" CPP STM.

18" CPP STM.

24
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

18
" C

PP
 S

TM
.

12" CPP STM.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

15
" C

PP
 S

TM
.

15"
 CPP STM

.

15" CPP STM.

15" CPP STM. 15" CPP STM.

12" CPP STM.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

12"
 CPP STM.

15
" C

PP
 S

TM
.

15
" C

PP STM
.

15
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

24" CPP STM.
24" CPP STM.24" CPP STM.

24" CPP STM.

24
" C

PP
 S

TM
.

24" CPP STM.

12" CPP STM.

12" CPP STM.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

18" CPP STM.

18" CPP STM. 18" CPP STM.

8" SANITARY

8" SANITARY

8"
 S

AN
IT

AR
Y

8" 
SA

NI
TA

RY

8" S
ANITARY

8" SANITARY

8" 
SA

NIT
AR

Y

8"
 S

AN
ITA

RY

8" SANITARY

8"
 S

AN
IT

AR
Y

8" SANITARY

8"
 S

AN
IT

AR
Y

8" WATERMAIN

8"
 W

AT
ER

MA
IN

12" WATERMAIN12" WATERMAIN

8" W
ATERMAIN

8" WATERMAIN

33' (66' ROW)

CATCH BASIN

2.0
' S

UM
P

 S
EW

ER

SA
NI

TA
RY

26.5' GAS 

0.02'/ FT. 0.02'/ FT.

11' TO C/L STRUCTURE

TYPICAL MAIN ROAD SECTION W/ 18" ROLLED CURB

N.T.S.

 22' WATER RESIDENTIAL SUB. STREETS

33' (66' ROW)

8'

WATER  NOTES:
1. WATER MAIN SHALL BE PLACED A MINIMUM OF 60"

BELOW CENTERLINE ELEVATION.

15.0' BIT. SURFACE
1.5'

CURB INLET (STORM

12" WATERMAIN

8" WATERMAIN12
" W

AT
ER

MA
IN

12" WATERMAIN

PROP. RELOCATED
UTILITY POLE

4" DOMESTIC
WATER LINE

6" FIRE PROTECTION
WATER LINE

1. ALL HYDRANT LEADS TO BE 4' FROM MAIN.

GENERAL NOTES

FIRE DEPARTMENT
CONNECTION (TYP.)

4" DOMESTIC
WATER LINE

6" FIRE PROTECTION
WATER LINE

18" CPP
STM.

PROP. 2"
DOMESTIC WATER
SERVICE (TYP.)

PROP.

BLDG.

7

PROP.

BLDG.

6

PROP.

BLDG.

5

PROP.

BLDG.

4

PROP.

BLDG.

1

PROP.

BLDG.

8

PROP.

BLDG.

2

PROP.

BLDG.

3

PROP.

BLDG.

9

PHASE 2 & 3

PHASE 1

P

H

A

S

E

 
4

P

H

A

S

E

 

1

PROP. 6" SAN.
LATERAL

PROP. 6" SAN.
LATERAL

SAMPLING
MANHOLE

(TYP.)

ROGER JACK
BARR II

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
41990

TELEPHONE,
ELECTRIC & CABLE

15.0' BIT. SURFACE
1.5'

4" DOMESTIC
WATER LINE

6" FIRE PROTECTION
WATER LINE

FIRE DEPARTMENT
CONNECTION (TYP.)

PROP. 6" SAN.
LATERAL

PROP. 40'
SAN.

EASEMENT
(TYP.)

PROP. 20'
WATERMAIN
EASEMENT (TYP.)

20
.0'

20.0'

20
.0'

20.0'

20.0'

20
.0'

20.0'

20.0'

20.0'

40.0'

40.0'

40.0'

40.0'

40.0'

40.0'

PROP. 20'
WATERMAIN
EASEMENT (TYP.)

AutoCAD SHX Text
COTTAGE HILLS, AS RECORDED IN LIBER 40 OF PLATS, PAGES 01-02, DATED AUGUST 2, 2000, OTTAWA COUNTY RECORDS

AutoCAD SHX Text
S

AutoCAD SHX Text
%%uSouth & West Side

AutoCAD SHX Text
C

AutoCAD SHX Text
%%uNorth & East Side



G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G
G

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

SS

SS

SS

SS

SS

SS

SS

ST

ST

ST

ST

ST

ST

ST
ST

ST
ST

ST ST
ST

ST

O
H

36.8'

EX BLDG

MOE=601.01MOE=603.50MOE=601.86MOE=602.38

MOE=603
.04

EX BUILDINGEX BUILDINGEXISTING BUILDINGEXISTING BUILDING

EXISTING BUILD
ING

(66' WIDE PUBLIC ROW)

10" OAK
L=482.27'
R=395.33'
Δ-69°53'46"
CHD=S78°03'32"E 

452.92'

S43°06'39"E 128.40'

S0
0°

11
'05

"W
58

.92
'

N-
S 

1/4
 L

IN
E,

 S
EC

TI
ON

 4,
 T

7N
, R

16
W

N89°56'15"W 1299.16'
S LINE, N 3/4, NE 1/4, SW 1/4, SECTION 4, T7N, R16W

N89°58'54"E 713.75'

L=706.66'
R=51517.06'
Δ=00°47'09"
CHD=N00°10'03"E

706.69'

LOT 14
LOT 13LOT 12

LOT 11

LOT 10

LOT 9
LOT 8

CO
TT

AG
E 

DR
IV

E

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W

N0
0°

14
'49

"E
16

69
.02

'

S 1/4 COR.,
SECTION 4,
T7N, R16W

N89°58'54"E
E-W 1/4 LINE, SECTION 4, T7N, R16W

TIN: 70-07-04-300-054
ADDRESS: 0 LAKESHORE DR

OWNER: RIVERWOOD COMPANY LLC

TIN: 70-07-04-400-029
ADDRESS: N/A

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS

TIN: 70-07-04-400-028
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION

TIN: 70-07-04-200-025
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION

TIN: 70-07-04-300-038
ADDRESS: 14016 LAKESHORE DR

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS

R
O

S
Y

 M
O

U
N

D
 D

R
IV

E

(1
00

' W
ID

E
 P

U
B

LI
C

 R
O

W
)

LA
K

E
S

H
O

R
E

 D
R

IV
E

W
 L

IN
E,

 N
E 

1/4
, S

W
 1/

4, 
SE

CT
IO

N 
4, 

T7
N,

 R
16

W

EA
ST

ER
LY

 R
IG

HT
-O

F-
W

AY
 L

IN
E 

PE
R

LA
KE

SH
OR

E 
DR

IV
E 

AL
IG

NM
EN

T 
SH

EE
T,

PR
EP

AR
ED

 B
Y 

OT
HE

RS
, D

AT
ED

 05
/01

/20
03

N67°29'09"E

60.00'

IRON STAKE IS 0.6' N OF
TRUE CORNER LOCATION

IRON STAKE IS 0.5' N OF
TRUE CORNER LOCATION

FENCE CORNER IS
0.6' E OF IRON STAKE

FENCE CORNER IS
0.7' S OF IRON STAKE

FENCE CORNER IS 6.9' N
OF PROPERTY LINE

S0
0°

10
'22

"W

E 
LI

NE
, W

 75
0 F

T,
 N

E 
1/4

,
SW

 1/
4, 

SE
CT

IO
N 

4, 
T7

N,
R1

6W

PARCEL A
POINT OF
BEGINNING

CENTER OF
SECTION 4,
T7N, R16W

N0
0°

10
'22

"E
 51

6.2
8'

Sanitary Manhole #275
Rim Elev. = 595.67
15" PVC(E) = 582.30
15" PVC(S) = 582.28

Sanitary Manhole #304
Rim Elev. = 594.98
15" PVC(N) = 582.79
15" PVC(S) = 582.85

Sanitary Manhole #307
Rim Elev. = 596.05
15" PVC(N) = 583.63
15" PVC(S) = 583.64

Sanitary Manhole #683
Rim Elev. = 605.56
10" PVC(N) = 595.14
10" PVC(S) = 594.97

Sanitary Manhole #314
Rim Elev. = 599.14
8" PVC(NW) = 587.49
8" PVC(SE) = 587.46

Sanitary Manhole #459
Rim Elev. = 593.50
8" PVC(NW) = 585.45
8" PVC(NW) = 582.30
15" PVC(W) = 582.09
15" PVC(E) = 581.92

Catch Basin #317
Rim Elev. = 599.03
12" CONC(S) = 595.40

Catch Basin #310
Rim Elev. = 598.94
12" CONC(N) = 595.03

Storm Manhole #315
Rim Elev. = 599.45
15" CONC(NW) = 595.39
CANNOT SEE PIPES TO N, S, & E

Storm Manhole #159
Rim Elev. = 598.68
18" CONC(NW) = 594.54
18" CONC(E) = 594.54

Storm Manhole #132
Rim Elev. = 598.02
18" CONC(W) = 591.90
24" CONC(N&S) = 590.73

24" CONC
Inv. Elev. = 590.89

24" CONC
Inv. Elev. = 589.99

BENCHMARK #123
ELEV. = 597.31

24" CONC
Inv. Elev. = 590.54

24" CONC
Inv. Elev. = 590.48

24" CMP
Inv. Elev. = 589.99 C & O

 RAILRO
AD

S23°00'25"E 515.49'

S89°50'54"W 203.46'

S LINE, N 416.1 FT, W 1/2, SE
1/4, SECTION 4, T7N, R16W

Catch Basin #131
Rim Elev. = 597.60
24" CONC(N&S) = 590.07

S0
0°

14
'49

"W
 58

5.1
1'

EXISTING BUILDING EXISTING BUILDING
FF=605.34FF=607.21

6" WOOD WALL

6" WOOD WALL

Manhole #8233
Rim Elev. = 604.68
WATER METER INSIDE

Catch Basin #8206
Rim Elev. = 602.08
WATER @ 598.9±

Catch Basin #8207
Rim Elev. = 601.29
LEACHING BASIN

SS
SS

SS
SS

SS
SS

SS

SS

SS

SS

SS

SS

G

G G G G

WWWW

EX
. 4

" G
AS

LIN
E 

(A
PP

RO
X.

 P
ER

 A
SB

UI
LT

S)
EX

. 4
" G

AS
LIN

E 
(A

PP
RO

X.
 P

ER
 A

SB
UI

LT
S)

EX
. W

AT
ER

MA
IN

 (A
PP

RO
X.

 P
ER

 A
SB

UI
LT

S)

W
W

EX
. W

AT
ER

MA
IN

 (A
PP

RO
X.

PE
R 

AS
BU

ILT
S)

SS

ST

D D
D

S

S

D

D D

D

D

D

S

S

E
E

E

E

E

E

E

E

E

E

E

E

E

E
E

E
E

E

E

EEEEEEEEEEE
E

E

G
G

G

G

G

G

G

G

G

G

G

G

G

G
G

G
G

G

G

G

G

G
S

S

S

S

S

SS

G
G

E
E

E
E

G

G

G

G

G

E
E

E

OE
OE

OE
OE

OE
OE

OE
OE

OE
OE

OE
OE

OE
OE

OE
OE

OE
OE

S

S

S

S

S

S

S

S

S

S

S

D

S

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 below.
    CALL before you dig.

LEGEND

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. CABLE / TELEPHONE /
ELECTRIC UNDERGROUND
CONDUIT

PROP. GAS LINE

PHASE LINE

D

S

E

G

15
20

13
07

-C
P1

.dw
g  

    
    

BM
    

 4/
7/2

01
7  

 13
:10

Reenders Inc.
Dennis Reenders
Park Place Ctr.
950 Taylor Ave.

Grand Haven, MI  49417

ANN ARBOR
CHICAGO

COLUMBUS
HOLLAND

INDIANAPOLIS
ST. LOUIS

217 Grandville Ave., Suite 302
Grand Rapids, MI 49503

Phone: 616.575.5190

GRAND RAPIDS

15201307

© 2017 Nederveld, Inc.

www.nederveld.com
800.222.1868

STAMP:

SHEET NO:

REVISIONS:

PREPARED FOR:

Land Planning Landscape Architecture Civil Engineering Land Surveying Environmental Consulting High Definition Scanning Forensic Engineering Fire Investigation

Experience . . . the Difference

PROJECT NO:

V
I
L

L
A

G
E

 
A

T
 
R

O
S

Y
 
M

O
U

N
D

PA
RT

 O
F 

 S
EC

TI
ON

 4,
 T

7N
, R

16
W

, G
RA

ND
 H

AV
EN

TO
W

NS
HI

P,
 O

TT
AW

A 
CO

UN
TY

,  M
IC

HI
GA

N

14
11

0 L
ak

es
ho

re
 D

r

Title: Township Review V. Date: 01.06.17
Drawn: Brad M Checked: John C S. Date: 01.06.17

Title: PUD Submittal V. Date: 10.25.16
Drawn: Brad M Checked: John C S. Date: 10.25.16

Title: Township Review V. Date: 03.08.17
Drawn: Brad M Checked: John C S. Date: 03.08.17
Title: Township Re-Submittal V. Date: 04.10.17
Drawn: Brad M Checked: John C S. Date: 04.10.17

C-400C

U
t
i
l
i
t
y
 
P

l
a
n

1. ALL HYDRANT LEADS TO BE 4' FROM MAIN.

GENERAL NOTES

ROGER JACK
BARR II

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
41990

PROP.

BUILDING

FFE=605.5

PROP.

BUILDING

FFE=605.5

PROP. 6" SAN.
LATERAL (TYP.)

PROP.

DETENTION

BASIN

PROP.

DETENTION

BASIN

MAINT.
GARAGE

42" CPP STM.
42" CPP STM. 42" CPP STM.

42" CPP STM.42" CPP STM.

42" CPP STM.

42" CPP STM.

42" CPP STM.

42" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

24" CPP STM.

18" CPP STM.

24
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

18
" C

PP
 S

TM
.

12" CPP STM.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

15
" C

PP
 S

TM
.

15"
 CPP STM

.

15" CPP STM.

15" CPP STM. 15" CPP STM.

12" CPP STM.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

12"
 CPP STM.

15
" C

PP
 S

TM
.

15
" C

PP STM
.

15
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

24
" C

PP
 S

TM
.

24" CPP STM.
24" CPP STM.24" CPP STM.

24" CPP STM.

24
" C

PP
 S

TM
.

24" CPP STM.

12" CPP STM.

12" CPP STM.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

12
" C

PP
 S

TM
.

12" CPP STM.

18" CPP STM.

18" CPP STM. 18" CPP STM.

8" SANITARY

8" SANITARY

8"
 S

AN
IT

AR
Y

8" 
SA

NI
TA

RY

8" S
ANITARY

8" SANITARY

8" 
SA

NIT
AR

Y

8"
 S

AN
ITA

RY

8" SANITARY

8"
 S

AN
IT

AR
Y

8" SANITARY

8"
 S

AN
IT

AR
Y

8" WATERMAIN

8"
 W

AT
ER

MA
IN

12" WATERMAIN12" WATERMAIN

8" W
ATERMAIN

8" WATERMAIN

12" WATERMAIN

8" WATERMAIN12
" W

AT
ER

MA
IN

12" WATERMAIN

PROP. RELOCATED
UTILITY POLE

4" DOMESTIC
WATER LINE

6" FIRE PROTECTION
WATER LINE

FIRE DEPARTMENT
CONNECTION (TYP.)

4" DOMESTIC
WATER LINE

6" FIRE PROTECTION
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MANHOLE

(TYP.)
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6" FIRE PROTECTION
WATER LINE

FIRE DEPARTMENT
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26.5' GAS 

0.02'/ FT. 0.02'/ FT.

11' TO C/L STRUCTURE

TYPICAL MAIN ROAD SECTION W/ 18" ROLLED CURB

N.T.S.

 22' WATER RESIDENTIAL SUB. STREETS

33' (66' ROW)

8'

WATER  NOTES:
1. WATER MAIN SHALL BE PLACED A MINIMUM OF 60"

BELOW CENTERLINE ELEVATION.

15.0' BIT. SURFACE
1.5'

CURB INLET (STORM

TELEPHONE,
ELECTRIC & CABLE

15.0' BIT. SURFACE
1.5'
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TIN: 70-07-04-300-054
ADDRESS: 0 LAKESHORE DR

OWNER: RIVERWOOD COMPANY LLC

TIN: 70-07-04-400-029
ADDRESS: N/A

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS

TIN: 70-07-04-400-028
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION

TIN: 70-07-04-200-025
ADDRESS: N/A

OWNER: OTTAWA COUNTY ROAD COMMISSION

TIN: 70-07-04-300-038
ADDRESS: 14016 LAKESHORE DR

OWNER: GRAND HAVEN AREA PUBLIC SCHOOLS
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Sanitary Manhole #275
Rim Elev. = 595.67
15" PVC(E) = 582.30
15" PVC(S) = 582.28

Sanitary Manhole #304
Rim Elev. = 594.98
15" PVC(N) = 582.79
15" PVC(S) = 582.85

Sanitary Manhole #307
Rim Elev. = 596.05
15" PVC(N) = 583.63
15" PVC(S) = 583.64

Sanitary Manhole #683
Rim Elev. = 605.56
10" PVC(N) = 595.14
10" PVC(S) = 594.97

Sanitary Manhole #314
Rim Elev. = 599.14
8" PVC(NW) = 587.49
8" PVC(SE) = 587.46

Sanitary Manhole #459
Rim Elev. = 593.50
8" PVC(NW) = 585.45
8" PVC(NW) = 582.30
15" PVC(W) = 582.09
15" PVC(E) = 581.92

Catch Basin #317
Rim Elev. = 599.03
12" CONC(S) = 595.40

Catch Basin #310
Rim Elev. = 598.94
12" CONC(N) = 595.03

Storm Manhole #315
Rim Elev. = 599.45
15" CONC(NW) = 595.39
CANNOT SEE PIPES TO N, S, & E

Storm Manhole #159
Rim Elev. = 598.68
18" CONC(NW) = 594.54
18" CONC(E) = 594.54

Storm Manhole #132
Rim Elev. = 598.02
18" CONC(W) = 591.90
24" CONC(N&S) = 590.73

24" CONC
Inv. Elev. = 590.89

24" CONC
Inv. Elev. = 589.99

BENCHMARK #123
ELEV. = 597.31

24" CONC
Inv. Elev. = 590.54

24" CONC
Inv. Elev. = 590.48

24" CMP
Inv. Elev. = 589.99 C & O

 RAILRO
AD

S23°00'25"E 515.49'

S89°50'54"W 203.46'

S LINE, N 416.1 FT, W 1/2, SE
1/4, SECTION 4, T7N, R16W

Catch Basin #131
Rim Elev. = 597.60
24" CONC(N&S) = 590.07

S0
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5.1
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EXISTING BUILDING EXISTING BUILDING
FF=605.34FF=607.21

6" WOOD WALL

6" WOOD WALL

Manhole #8233
Rim Elev. = 604.68
WATER METER INSIDE

Catch Basin #8206
Rim Elev. = 602.08
WATER @ 598.9±

Catch Basin #8207
Rim Elev. = 601.29
LEACHING BASIN
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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 below.
    CALL before you dig.
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STANDARD DUTY

PAVEMENT CROSS SECTION

N.T.S.

HEAVY DUTY

PAVEMENT CROSS SECTION

N.T.S.

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'

0.5'1.5'

1.2
5'

0.17'

0.7
5'

0.5'

GUTTER LINE

0.5
'

1.5
'

A

A

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

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)

0.1'0.1'

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.

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

A

20'

10
'

MIN. 8" CRUSHED AGGREGATE
OVER GEOTEXTILE FABRIC

P
U

B
L

I
C

 
R

O
A

D

3" MDOT BIT. PAVING (TWO COURSES)

8" MDOT CLASS 21AA GRAVEL BASE

12" MDOT CLASS 2 SAND SUBBASE

NOTE:
1. REFER TO GEOTECHNICAL REPORT FOR FINAL PAVEMENT DESIGN SPECIFICATION
2. HMA MIXTURE TO BE TIER I OR TIER II
3. BINDER GRADE TO BE A MINIMUM OF PG 58-28

5" MDOT BIT. PAVING (TWO COURSES)

10" MDOT CLASS 21AA GRAVEL BASE

12" MDOT CLASS 2 SAND SUBBASE

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 FLOW AND SPILL 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
3

-0.0
7 0.0

0.5
7

0.0
7

0.0

CURB ELEVATION DETAILS

FLOW CURB SPILL CURB

NOTE: TRENCH TO BE BACKFILLED AS NOTED ON
DETAIL EXCEPT WHEN W.M. IS WITHIN PAVED AREAS. IN
PAVED AREAS W.M. SHALL HAVE FULL SAND BACKFILL.

TYPICAL UTILITY TRENCH AND BACKFILL DETAILS

N.T.S.

MIN. = PIPE O.D. PLUS 12"
MAX. = PIPE O.D. PLUS 18"

MDOT CLASS II
SAND BED & BACKFILL

GRADE OVER
SAN. SEWER

4" MIN. 2" MIN.
UNDERCUT

GRADE OVER
STORM SEWER

MIN. = PIPE O.D. PLUS 12"
MAX. = PIPE O.D. PLUS 30"

STORM SEWERSANITARY SEWER MAIN

NOTE: ALL WATERMAIN & SANITARY SEWER SHALL BE
BEDDED IN ACCORDANCE WITH CITY REQUIREMENTS

GRADE OVER
WATERMAIN

6.0
' C

OV
ER

MI
NI

MU
M

MDOT CLASS II SAND
BED AND BACKFILL

WATERMAIN

24" PLUS PIPE O.D. MAX

4" MIN.

6" MIN.

EXCAVATED MATERIAL
FREE OF DEBRIS,

FROZEN MATERIAL,
LARGE COBBLES,

STONES, ORGANIC
MATTER, AND UNSTABLE

MATERIALS.

CONSTRUCTION NOTES

NOTE:
1. SEE C-205 FOR STALL LENGTH & WIDTH.
2. 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.

8.0
' (M

IN
.)

8.0
' (M

IN
.)

8.0
' (M

IN
.)

4" WIDE STRIPE - TYP.
(BLUE)

BLUE - TYP. 4" WIDE STRIPE - TYP.
(WHITE)

2.0' WIDE CONC.
CURB & GUTTER

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

4" WIDE STRIPE - TYP.
(WHITE)

STRIPE TO STRIPE
OR STRIPE TO

FACE OF CURB

TYPICAL 90°
PERIMETER

PARKING SPACE

TYPICAL 90° INTERNAL
PARKING SPACE

TYPICAL 8-'-0" WIDE

HANDICAP VAN PARKING SPACE

CO
NC

. W
AL

K

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

1.

3B.

3A.

4"-6"

4.

3"

5.

6"

12"

2.

6"

1. PREPARE SOIL BEFORE INSTALLING BLANKETS, INCLUDING ANY NECESSARY APPLICATION OF LIME, FERTILIZER, AND SEED.
2. BEGIN AT THE TOP OF THE SLOPE BY ANCHORING THE BLANKET IN A 6" DEEP X 6" WIDE TRENCH WITH APPROXIMATELY 12" OF

BLANKET EXTENDED BEYOND THE UP-SLOPE PORTION OF THE TRENCH. ANCHOR THE BLANKET WITH A ROW OF STAPLES/STAKES
APPROXIMATELY 12" APART IN THE BOTTOM OF THE TRENCH. BACKFILL AND COMPACT THE TRENCH AFTER STAPLING. APPLY SEED TO
COMPACTED SOIL AND FOLD REMAINING 12" PORTION OF BLANKET BACK OVER SEED AND COMPACTED SOIL. SECURE BLANKET OVER
COMPACTED SOIL WITH A ROW OF STAPLES/STAKES SPACED APPROXIMATELY 12" APART ACROSS THE WIDTH OF THE BLANKET.

3. ROLL THE BLANKETS (A.) DOWN OR (B.) HORIZONTALLY ACROSS THE SLOPE. BLANKETS WILL UNROLL WITH APPROPRIATE SIDE
AGAINST THE SOIL SURFACE. ALL BLANKETS MUST BE SECURELY FASTENED TO SOIL SURFACE BY PLACING STAPLES/STAKES IN
APPROPRIATE LOCATIONS AS PER MANUFACTURES RECOMMENDATION.

4. THE EDGES OF PARALLEL BLANKETS MUST BE STAPLED WITH APPROXIMATELY 4"-6" OVERLAP DEPENDING ON BLANKET TYPE. TO
ENSURE PROPER SEAM ALIGNMENT, PLACE THE EDGE OF THE OVERLAPPING BLANKET (BLANKET BEING INSTALLED ON TOP) EVEN
WITH THE SEAM STITCH ON THE PREVIOUSLY INSTALLED BLANKET.

5. CONSECUTIVE BLANKETS SPLICED DOWN THE SLOPE MUST BE PLACED END OVER END (SHINGLE STYLE) WITH AN APPROXIMATE
3"OVERLAP. STAPLE THROUGH OVERLAPPED AREA, APPROXIMATELY 12"APART ACROSS ENTIRE BLANKET WIDTH.

6. PLACE STAPLES/STAKES PER MANUFACTURE RECOMMENDATION FOR THE APPROPRIATE SLOPE BEING APPLIED.
NOTES:
1. IN LOOSE SOIL CONDITIONS, THE USE OF STAPLE OR STAKE LENGTHS GREATER THAN 6" MAY BE NECESSARY TO PROPERLY SECURE THE

BLANKETS.
2. FOLLOW EROSION CONTROL TECHNOLOGY COUNCIL SPECIFICATION FOR PRODUCT SELECTION

EROSION CONTROL BLANKET

N.T.S.

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

TEMPORARY CRUSHED

ROCK TRACKING PAD

N.T.S.

NOTE:
1. REFER TO GEOTECHNICAL REPORT FOR FINAL PAVEMENT DESIGN SPECIFICATION
2. HMA MIXTURE TO BE TIER I OR TIER II
3. BINDER GRADE TO BE A MINIMUM OF PG 58-28

STORM SEWER

1. ALL CATCH BASINS SHOULD BE PROVIDED WITH A MINIMUM 3' SUMP.
2. ALL STORM SEWER SHALL BE LEACH TYPE PIPE AND SHALL BE SMOOTH LINED CORRUGATED POLYETHYLENE PIPE (SLCPP), WITH PERFORATED PIPE WITH SOCK MEETING THE REQUIREMENTS OF THE MICHIGAN PLUMBING CODE, AASHTO M-252

AND M-294, ASTM F-2306, F-2648, D-3212, F-477, F-2487, D-3350 AND F-1417.  INSTALLATION SHALL BE IN ACCORDANCE WITH MANUFACTURER RECOMMENDATIONS AND ASTM D-2321
3. 6" UNDERDRAIN SHALL BE PERFORATED PIPE WITH SOCK, MEETING THE REQUIREMENTS OF AASHTO M-252 AND THE GEOTEXTILE SHALL MEET AASHTO M-288 REQUIREMENTS
4. ALL FLARED END SECTIONS SHALL BE CONCRETE.
5. ALL CATCH BASINS AND MANHOLES SHALL BE CONCRETE, CONFORMING TO ASTM C-478 WITH BUTYL RUBBER GASKETED JOINTS WITH BOOT TYPE PIPE CONNECTIONS CONFORMING TO ASTM C-923 FOR ALL PIPE CONNECTIONS 24" DIAMETER AND

SMALLER.
6. ALL CATCH BASINS ARE DRAWN AND WILL BE STAKED AT CENTER OF CASTING.

WATERMAIN AND SANITARY SEWER

1. ALL WATERMAIN AND SANITARY SEWER CONSTRUCTION SHALL CONFORM TO THE TOWNSHIP STANDARD CONSTRUCTION SPECIFICATIONS, INCLUDING POST CONSTRUCTION VIDEO INSPECTION OF THE SANITARY SEWER SYSTEM.

GENERAL

1. ALL CONSTRUCTION AND MATERIAL SPECIFICATIONS INCLUDED FOR THIS PROJECT SHALL BE IN ACCORDANCE WITH THE MDOT CONSTRUCTION AND MATERIALS SPECIFICATIONS (LATEST EDITION) AND THE ORDINANCES OF THE TOWNSHIP. WHERE
CONFLICTS OCCUR IN THE ABOVE, THE TOWNSHIP SHALL BE THE GOVERNING AUTHORITY.

2. SOIL BORINGS HAVE BEEN PERFORMED BY THE OWNER AND SHALL BE PROVIDED TO THE CONTRACTOR. VARIATION IN EXISTING SOIL CONDITIONS MAY IMPACT THE EARTHWORK QUANTITIES IF UNUSABLE SOILS ARE ENCOUNTERED DURING
CONSTRUCTION.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL DAMAGES TO THE EXISTING WATER AND SEWERAGE SYSTEM RESULTING FROM NON-CONFORMANCE WITH THE APPLICABLE STANDARDS OR THROUGH GENERAL NEGLIGENCE.
4. ALL WORK, INCLUDING INSPECTIONS AND TESTING COST REQUIRED FOR REMOVAL, RELOCATION OR NEW CONSTRUCTION FOR PRIVATE OR PUBLIC UTILITIES, WILL BE DONE BY AND AT THE EXPENSE OF THE CONTRACTOR AND INCLUDED IN THE

BID PRICE FOR THE VARIOUS WORK ITEMS UNLESS OTHERWISE NOTED. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND PAYING FOR ALL NECESSARY PERMITS FROM THE TOWNSHIP AND COUNTY AND ANY OTHER AGENCY FOR ALL
WORK DONE BY THE CONTRACTOR.

5. ANY DEFECTS IN THE CONSTRUCTION, INCLUDING MATERIALS OR WORKMANSHIP, SHALL BE REPLACED OR CORRECTED BY REMOVAL AND REPLACEMENT OR OTHER APPROVED METHODS PRIOR TO ACCEPTANCE BY THE TOWNSHIP OR OWNER
WITHOUT ANY ADDITIONAL COST TO THE TOWNSHIP OR OWNER.

6. ALL LAWN AREAS REMOVED OR DISTURBED SHALL BE REPLACED WITH TOPSOIL AND SOD WHERE NEEDED AND SHALL BE RESEEDED AND MULCHED IF SATISFACTORY RE-ESTABLISHMENT OF LAWN DOES NOT OCCUR.
7. ALL PUNCH LIST AND DEFICIENCY WORK SHALL BE COMPLETED WITHIN 1 MONTH OF THE END OF CONSTRUCTION.
8. THE CONTRACTOR SHALL OBTAIN A STREET OPENING PERMIT FROM THE TOWNSHIP BEFORE BEGINNING WORK WITHIN ANY PUBLIC STREET RIGHT-OF-WAY.
9. THE CONTRACTOR SHALL MAINTAIN A CURRENT SET OF CONSTRUCTION DRAWINGS ON SITE AT ALL TIMES.
10. THESE PLANS HAVE BEEN DEVELOPED FOR ELECTRONIC FIELD LAYOUT. DIMENSIONS SHOWN ARE FOR GRAPHIC PRESENTATION ONLY AND SHOULD NOT BE USED FOR LAYOUT. CONTACT THE ENGINEER IF ANY DISCREPANCIES BETWEEN THE PLAN

AND ELECTRONIC DATA ARE DISCOVERED.
11. THE WORK LIMITS SHOWN ON THESE PLANS ARE FOR PHYSICAL CONSTRUCTION ONLY. THE CONTRACTOR SHALL PROVIDE ALL NECESSARY LIGHTS, BARRICADES, FLAGMEN, ETC. AS REQUIRED TO PERFORM THE REQUIRED WORK. THE

INSTALLATION AND OPERATION OF ALL TEMPORARY TRAFFIC CONTROL AND TEMPORARY TRAFFIC CONTROL DEVICES AS REQUIRED SHALL BE PROVIDED BY THE CONTRACTOR WHETHER INSIDE OR OUTSIDE THESE WORK LIMITS. THE
CONTRACTOR SHALL FURNISH, ERECT, MAINTAIN AND SUBSEQUENTLY REMOVE SUCH ADDITIONAL TRAFFIC CONTROL DEVICES LOCATED OUTSIDE THE LIMITS OF CONSTRUCTION AS ARE REQUIRED ON THOSE STREETS WHICH ARE USED AS
DETOURS, INCLUDING “ROAD CLOSED” SIGNS AND BARRICADES AT THE POINT WHERE THE ROAD IS CLOSED TO THROUGH TRAFFIC.

12. THE CONTRACTOR SHALL PROTECT LOCATION OF ALL PROPERTY PINS AND BENCHMARKS.
13. ALL WORK CONTEMPLATED SHALL AT ALL TIMES BE SUBJECT TO THE DIRECT INSPECTION OF THE TOWNSHIP, OWNER AND THEIR REPRESENTATIVES. THE TOWNSHIP AND OWNER RESERVES THE RIGHT TO HALT ALL CONSTRUCTION ACTIVITY FOR

NONCONFORMANCE OF PLANS, SPECIFICATIONS AND OTHER APPLICABLE STANDARDS OR REGULATIONS.
14. PRICES BID PER FOOT FOR ALL PIPES IS COMPACTED IN PLACE REGARDLESS OF SOIL OR ROCK CONDITIONS.
15. CONTRACTOR IS RESPONSIBLE FOR ALL SIGNS, BARRICADES AND SAFETY FENCES TO DETER PEOPLE FROM ENTERING THE WORK AREA AND FOR MAINTAINING AND PROTECTING THE FLOW OF VEHICULAR AND PEDESTRIAN TRAFFIC AROUND THE

JOB SITE. TRAFFIC CONTROLS SHALL BE COORDINATED WITH THE POLICE DEPARTMENT AND THE TOWNSHIP.
16. PRIOR TO ANY CONSTRUCTION OR GRADING, A PROTECTIVE BARRIER, FENCE, POST AND/OR SIGNS CLEARLY INDICATING LIMITS OF WORK/DISTURBANCE SHALL BE INSTALLED INDICATING NO TREE REMOVAL OR DISTURBANCES OUTSIDE LIMITS,

THE TOWNSHIP AND OWNER SHALL BE CONTACTED UPON DETERMINATION OF LIMITS IN THE FIELD.
17. ALL ROAD SURFACES, EASEMENTS OR RIGHT-OF-WAYS DISTURBED BY CONSTRUCTION OF ANY PART OF THIS IMPROVEMENT ARE TO BE RESTORED COMPLETELY TO THE SATISFACTION OF THE TOWNSHIP AND THE OWNER.
18. NO PARKING OF CONTRACTOR OR CONTRACTOR EMPLOYEE'S VEHICLES ON ANY PUBLIC STREETS SHALL BE PERMITTED.
19. ALL DISTURBED SIGNS, GUARDRAILS, MAIL BOXES, AND DRIVEWAYS SHALL BE REPAIRED OR REPLACED AS DIRECTED BY THE TOWNSHIP AND THE OWNER.
20. DUST CONTROL: THE CONTRACTOR SHALL SUPPLY ALL LABOR, MATERIALS, AND EQUIPMENT NECESSARY SUCH AS CALCIUM CHLORIDE, WATER OR A MOTORIZED DUST-FREE STREET SWEEPING DEVICE TO MAINTAIN ALL ROADWAYS BEING USED

FOR ACCESS TO THE CONSTRUCTION SITE AND SHALL ADHERE TO ALL ORDINANCES OF THE TOWNSHIP, COUNTY, MDEQ OR ANY OTHER GOVERNING AUTHORITY.
21. ALL SEWERS, MANHOLES, JUNCTION CHAMBERS AND INLET BASINS MUST BE CLEANED BEFORE ACCEPTANCE BY THE TOWNSHIP AND OWNER.
22. IF MUD, SOIL OR OTHER DEBRIS IS DEPOSITED ON ADJACENT STREETS, ROADS OR OTHER PROPERTY, THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF SUCH AT THE END OF EACH WORK DAY OR AS REQUIRED DURING THE WORK

DAY.
23. ADJUST TO GRADE OR RECONSTRUCT TO GRADE WORK SHALL INCLUDE THE REMOVAL AND REPLACEMENT OF ANY EXISTING CONCRETE BLOCKOUT PAVEMENT. DAMAGED PAVEMENT DOWELS OR OTHER SUCH LOAD TRANSFERS DEVICES SHALL

BE REPLACED AS DIRECTED BY THE COUNTY AND THE ENGINEER.
24. ALL EXISTING CASTINGS FOR STRUCTURES TO BE ADJUSTED OR RECONSTRUCTED TO GRADE SHALL BE FIELD CHECKED AT THE TIME OF CONSTRUCTION AND MARKED SUITABLE FOR SALVAGE AND REUSE OR REPLACED.
25. COMPACTED PREMIUM BACKFILL (MDOT CLASS II SAND) WILL BE REQUIRED AT ALL FILL AREAS OR ANY STREETS WHERE REMOVAL AND REPLACEMENT OF PAVEMENT IS REQUIRED AND FOR ALL UNDERGROUND CONSTRUCTION UNDER ANY

DRIVEWAY OR PAVEMENT INCLUDING THE 45 DEGREE ANGLE OF INFLUENCE FROM THE OUTSIDE EDGE OF PAVEMENT OR TOP OF CURB. COMPACTION TESTS SHALL BE REQUIRED EVERY 50 FEET UNDER PAVEMENT. PAVEMENT INCLUDES, BUT NOT
LIMITED TO, ROADWAY SURFACES, SIDEWALKS, BIKE WAYS, DRIVEWAYS, SHOULDERS, BUILDINGS, ETC.

26. NO BUILDING MATERIAL, EQUIPMENT, VEHICLES OR CHEMICALS SHALL BE STORED OR PLACED OUTSIDE LIMITS OF WORK/DISTURBANCE.
27. STORMWATER POLLUTION PREVENTION ITEMS SHALL BE IN PLACE PRIOR TO COMMENCING CLEARING OPERATIONS, EARTHWORK GRADING, OR ANY OTHER TYPE OF CONSTRUCTION ACTIVITY.
28. ROOF DRAINS, FOUNDATION DRAINS AND OTHER CLEAN WATER CONNECTIONS TO THE SANITARY SEWER ARE PROHIBITED.
29. CONSTRUCTION NOISE SHALL BE KEPT TO A MINIMUM DURING NIGHTTIME HOURS AND MUST COMPLY WITH MUNICIPAL CODE REQUIREMENTS.
30. ALL TREES WITHIN THE GRADING LIMITS SHALL BE REMOVED UNLESS OTHERWISE NOTED.
31. 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.

BOLLARD DETAIL

N.T.S.

CONCRETE SLAB
ELEV. = 100.0'

18"

6"
48

"
48

"
1/2" OF EXPANSION JOINT

FILLER AND SEALANT

WELDED STEEL CAP
ON BOTTOM OF POST

6" MIN. CONCRETE
COVER (TYPICAL)

CROWN @ EXTERIOR POST
LEVEL @ INTERIOR POST

6" DIA. STANDARD PIPE BUMP POST,
CONCRETE FILLED, PAINTED

1" CROWN

VARIABLE

La

A

RIP-RAP

PIPE DIA.

A

Filter blanket

La

FLOW

Wdo

d

NOTES:

SLOPE 0%

3d
o

ISOMETRIC VIEW

PLAN

SECTION A-A

TYPICAL CONC.
FLARED END
SECTION

PLACE: 4"- 6" COBBLES OVER
NON-WOVEN FILTER FABRIC

NOTES:

1. La is the length of the riprap apron = (do/2) x 6
2. d = 1.5 times the maximum stone diameter but not less than 6"
3. A filter blanket or filter fabric should be installed between the rip-rap and soil foundation.

do = Pipe Dia.
W = Apron Width = do x 3

RIP-RAP APRON DETAIL

N.T.S.

4"

VARIES

2' R.

#4 REBAR 

4"
2"

2"

NOTE: DUB-DOWNS TO BE PROVIDED AT ALL BARRIER FREE PARKING SPACES.

1"

6"
10

"PROP. BIT.
PAVEMENT

2%

12
"

MDOT CLASS II SAND BASE

COMBINATION CURB AND WALK

N.T.S.

WALK INTERSECTION DETAIL

HAUNCH DESIGN (MSHOA 03001.2)

N.T.S.

17"12
"

12"

5'

5'

5'

12"

12
"17"

2%2%

5'

6" STORM STUB W/ 90° BEND AND RISER TO 6"
ABOVE GROUND GRADE. PLUG END.

FOOTING FOUNDATION
WALL

PRECAST CONCRETE
YARD BASIN

BUILDING FLOOR ELEV.= 818.00

10'

5%

6"

EL.= 817.50
EL.= 817.00

6" STORM LEAD CONNECTION ELEVATION AT STORM STRUCTURE
TO BE EQUAL TO, OR GREATER THAN, THE CROWN OF
PROPOSED STORM SEWER CONVEYANCE PIPE.

CONNECT 6" STORM STUB TO
6" MAINTENANCE STRIP DRAIN

* PROVIDE A MINIMUM OF
12" OF RESIDUAL
CONCRETE BETWEEN
LEAD OPENINGS

*

6"

VARIES

6"

GRADING & 6" STORM SEWER LEAD

FOR MAINTENANCE STRIP

N.T.S.

4'

FINISH GRADE

RO
OF

 D
RI

PL
IN

E 3'

1.5" - 2.5" DIA. CLEAN STONE

BUILDING ROOF

NON-WOVEN GEOTEXTILE

3"

6" DIA. UNDERDRAIN PERFORATED PIPE
WRAPPED WITH FILTER FABRIC

BEDDED IN MDOT 6A STONE
(CONNECT UNDERDRAIN TO 6" STORM

LEAD, PER DETAIL ON SHEET C-501 )

BUILDING MAINTENANCE STRIP /

ROOF RUNOFF INFILTRATION BED

N.T.S.

  35P Conc
Grade 35S or

6"
R

12
"R 1 1/4"

 1"

2 1/2" 9.5
"

18"
9"

7.5
"

18"
9"

  35P Conc
Grade 35S or

6"R

12"R 1 1/4"

2 1/2"

NO SCALE

18" CONC. ROLLED

CURB DETAIL

18" CONC. ROLLED

CURB DETAIL

(FLOW)

NO SCALE
(SPILL)

Notes : 1. Contraction Joints shall be
placed every 10 ft

        2. Expansion Joints shall be  placed at 350 ft Min and at
all Radius Points

        3. For use outside Public Road R.O.W.

18" CONCRETE CURB AND GUTTER DETAIL

N.T.S.
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- ALL LANDSCAPE BEDS AND MAINTENANCE STRIPS TO BE EDGED w/

- ALL LANDSCAPE BEDS TO BE DRESSED WITH SHREDDED HARDWOOD
GENERAL NOTES:

BARK MULCH - 4" DEPTH (TYP.)

1/8"x4" MTL. EDGING (TYP.)
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HELEN'S FLOWERHR

IRISIV IRIS VERSICOLOR 'GERALD DARBY'480

CONGREGATE
116 UNITS - THREE STORY BLDG.

PROPOSED

BUILDING

DUMPSTER
ENCLOSURE -SEE
DET. SHEET LP4.0

TYPICAL

BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.

TYPICAL

BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.

BUILDING IDENT.
SIGN LOCATION

FLAG POLE
(PROVIDE LIGHTING
SEE ELECTRICAL)

LANDSCAPE NOTES AND ADDITIONAL
SEE SHEETS LP FOR GENERAL

LANDSCAPE MATERIAL.
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CONGREGATE LANSCAPE PLAN
SCALE:  3/16" = 1'-0"

ENLARGED MAIN ENTRANCE
CONGREGATE LANSCAPE PLAN

SCALE:  3/16" = 1'-0"

ENLARGED PATIO

CONGREGATE LANSCAPE PLAN
SCALE:  3/16" = 1'-0"

ENLARGED PERGOLA

TYPICAL

BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.

TYPICAL

BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.

LANDSCAPE NOTES AND ADDITIONAL
SEE SHEETS LP & LP1.0 FOR GENERAL

LANDSCAPE MATERIAL.
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DUMPSTER
ENCLOSURE -SEE
DET. SHEET LP4.0

FLAG POLE
(PROVIDE LIGHTING
SEE ELECTRICAL)

DETENTION

EXISTING TREES TO REMAIN

EXISTING TREES TO REMAINEXISTING TREES TO REMAIN

ASSISTED LIVING
PHASE II - ONE STORY BLDG.

PROPOSED

BUILDING

ASSISTED LIVING
PHASE III - ONE STORY BLDG.

PROPOSED

BUILDING

PHASE II PHASE III

- ALL LANDSCAPE BEDS AND MAINTENANCE STRIPS TO BE EDGED w/

- ALL LANDSCAPE BEDS TO BE DRESSED WITH SHREDDED HARDWOOD
GENERAL NOTES:

BARK MULCH - 4" DEPTH (TYP.)

1/8"x4" MTL. EDGING (TYP.)

SHADBLOW SERVICEBERRY

SHADEMASTER HONEY LOCUST

KEY

AR
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GT
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PS

ACER RUBRUM

AMELANCHIER CANADENSIS

GLEDISTSIA TRIACANTHOS

MAGNOLIA STELLATA

ABIES CONCOLOR

PINUS STROBUS

BOTANICAL NAME

OCTOBER GLORY MAPLE

STAR MAGNOLIA

CONCOLOR FIR

COMMON NAME

WHITE PINE

REMARKS

3" CAL. B&B

3" CAL.

3" CAL.

B&B

B&B

SIZE

8' HGT.

8' HGT.

B&B

B&B

3" CAL. B&B
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24" o/c1 GAL.LITTLE ROCKET LIGULARIALS LIGULARIA STENOCEPHALA "LITTLE ROCKET"

24" o/c1 GAL.JACK FROST BRUNNERABM BRUNNERA MACROPHYLLA "JACK FROST"62

LANDSCAPE NOTES AND ADDITIONAL
SEE SHEETS LP FOR GENERAL

LANDSCAPE MATERIAL.

BUILDING IDENT.

TYPICAL

BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.

TYPICAL

BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.
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BY OTHERS
w/ SLOPE TO STORM LEADS
4" UNDERDRAIN INSTALLED
w/ 1/8"x4" MTL EDGE
CRUSHED STONE ON WEED CLOTH
36" MAINTENANCE STRIP w/ 4" MIN.
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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.

Know what's below.
    CALL before you dig.

GENERAL NOTES

ZONING OF PROPERTY: R-4 MULTI FAMILY RESIDENTIAL DISTRICT
R-4 ZONING REQUIREMENTS

A) MINIMUM LOT AREA = 3,000 SQ.FT. PER UNIT
B) MINIMUM LOT WIDTH = 100 FT.
C) MAXIMUM BUILDING HEIGHT = 35 FT OR 2 1/2 STORIES
D) MINIMUM FLOOR AREA PER UNIT = 884 SQ. FT.

SETBACKS
A) FRONT YARD = 50 FT.
B) SIDE YARD = 10 FT. MIN., 30 FT. COMBINED
C) REAR YARD = 30 FT.

BUILDING/UNITS
BUILDING FOOT PRINT = 200,400 SQ.FT.
BUILDING HEIGHT = 2 STORIES
TOTAL BUILDING FLOOR AREA = 400,800 SQ.FT.
NUMBER OF UNITS = 390
UNIT FLOOR AREA = 1,027 SQ.FT.

PARKING
TOTAL AREA (EXCLUDING 20' PERIMETER) = 222,561 SQ.FT.
TOTAL SPACES  PROVIDED=  782
SPACES REQUIRED (2 SPACES PER UNIT) = 780
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COTTAGE HILLS, AS RECORDED IN LIBER 40 OF PLATS, PAGES 01-02, DATED AUGUST 2, 2000, OTTAWA COUNTY RECORDS
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Schedule

Symbol Label Quantity
Manufactur

er

Catalog

Number
Description Lamp

Number

Lamps
Filename

Lumens Per

Lamp

Light Loss

Factor
Wattage

S

50 Lithonia

Lighting

DSX0 LED

20C 1000

40K T2M

MVOLT

DSX0 LED

with 20 LEDs

@1000 mA ,

4000K, Type

2 Medium

Optics

LED 1 DSX0_LED_2

0C_1000_40

K_T2M_MVO

LT.ies

7665 0.95 72

S2

2 Lithonia

Lighting

DSX0 LED

20C 1000

40K T2M

MVOLT

DSX0 LED

with 20 LEDs

@1000 mA ,

4000K, Type

2 Medium

Optics

LED 1 DSX0_LED_2

0C_1000_40

K_T2M_MVO

LT.ies

7665 0.95 144

S3

41 Hydrel 3100 8COB

40K SYM

250mA

9"DIA. X

36"H. LED

BOLLARD

DIFFUSED

LENS

NICHIA 30K

LED COB

LAMP

1 3100_8COB_

40K_SYM_25

0mA.ies

1318 0.95 72.35

S4EM

15 Lithonia

Lighting

OLW14 GENERAL

PURPOSE

LED

WALLPACK

LED 1 OLW14.ies 1493 0.95 18

S5

9 Lithonia

Lighting

DSXWPM

LED 10C 350

40K T2M

MVOLT

DSXWPM

LED WITH

(1) 10 LED

LIGHT

ENGINES,

TYPE T2M

OPTIC,

4000K, @

350mA.

LED 1 DSXWPM_LE

D_10C_350_

40K_T2M_M

VOLT.ies

1448 0.95 13.3

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

East Walkway 1.4 fc 6.3 fc 0.1 fc 63.0:1 14.0:1

Main Entry 1.0 fc 3.1 fc 0.1 fc 31.0:1 10.0:1

North Walk 1.6 fc 5.9 fc 0.1 fc 59.0:1 16.0:1

Northeast Parking 1.5 fc 3.7 fc 0.1 fc 37.0:1 15.0:1

Northeast Walk 0.9 fc 2.9 fc 0.1 fc 29.0:1 9.0:1

Northwest Parking 1.0 fc 4.9 fc 0.1 fc 49.0:1 10.0:1

Northwest Walkway 1.9 fc 4.8 fc 0.1 fc 48.0:1 19.0:1

South East Parking 1.5 fc 4.1 fc 0.2 fc 20.5:1 7.5:1

South Emergency

Drive
0.8 fc 7.7 fc 0.1 fc 77.0:1 8.0:1

South Parking 0.9 fc 2.7 fc 0.1 fc 27.0:1 9.0:1

South Parking 1.2 fc 3.9 fc 0.1 fc 39.0:1 12.0:1

Turnaround 0.8 fc 2.5 fc 0.1 fc 25.0:1 8.0:1

Note

1. Total power load for site lighting
is 5306 watts.



CONGREGATE APARTMENT BUILDING

APPLICABLE CODES/DESIGN STANDARDS

2012 MICHIGAN BUILDING CODE
2012 MICHIGAN PLUMBING CODE
2012 MICHIGAN MECHANICAL CODE
2009 MICHIGAN UNIFORM ENERGY CODE, PART 10A
2012 NATIONAL ELECTRICAL CODE W/PART 8 AMENDMENTS
ACCESSIBILITY REQUIREMENTS PER CHAPTER 11, STATE OF MICHIGAN BUILDING CODE
INTERNATIONAL CODE COUNCIL/INTERNATIONAL FIRE CODE/2015

FEDERAL FAIR HOUSING ACCESSIBILITY GUIDELINES (DWELLING UNITS)
AMERICANS WITH DISABILITIES ACT, DEPARTMENT OF JUSTICE/1991, 28 CFR PART 36 (COMMON USE AREAS)
MICHIGAN STATE HOUSING DEVELOPMENT AUTHORITY 'STANDARDS OF DESIGN'

USE GROUP, CONSTRUCTION, HEIGHT & AREA:

THE PROPOSED CONGREGATE STRUCTURE SHALL BE DIVIDED INTO (4) FOUR SEPARATE BUILDINGS WITH
(2) HOUR FIRE RESISTANCE RATED FIRE WALLS.

PROPOSED CONSTRUCTION: VA             USE GROUP: R-2

PROPOSED HEIGHT:  3 STORIES/38 FT. MEAN GABLE HEIGHT

PROPOSED NON-SEPARATED MIX USE FOR A2, A3, B & R2 OCCUPANCIES

LOBBY TREATED AS 2-STORY ATRIUM IN ACCORDANCE WITH MBC SECTION 404
ENCLOSURE NOT REQUIRED DUE TO CONNECTION OF ANY TWO STORIES PER MBC
SECTION 404.6, EXCEPTION #3, NOTED IN IBC 2012 COMMENTARY PG. 4-32.

SMOKE CONTROL NOT REQUIRED IN ATRIUMS CONNECTING ONLY 2 STORIES PER EXCEPTION
UNDER MBC SECTION 404.5

REFER TO IBC INTERPRETATION NUMBER 54-07 ISSUED 04-10-2008

ALLOWABLE HEIGHT CALCULATION:
USE GROUPS:  A2, A3, B & R2

MOST RESTRICTIVE ALLOWABLE TABULAR HEIGHT = A2 & A3/5A CONST = 2 STORIES/50 FT
ALLOWABLE HEIGHT INCREASE FOR NFPA 13 FIRE SPRINKLER SYSTEM = 1 STORY/20 FT
ALLOWABLE BUILDING HEIGHT = 3 STORIES/70 FT

FIRE PROTECTION SYSTEMS TO BE PROVIDED:

FIRE SPRINKLER SYSTEM AT CORE:
PROVIDE AN APPROVED, ELECTRICALLY SUPERVISED, AUTOMATIC FIRE SUPPRESSION SYSTEM THROUGHOUT, IN
ACCORDANCE WITH APPLICABLE SECTIONS OF THE 2012 MBC, NFPA 13-07, & LOCAL BUILDING AND FIRE
DEPARTMENT REQUIREMENTS.  AREAS TO BE SPRINKLERED SHALL INCLUDE (BUT ARE NOT LIMITED TO)
CONCEALED COMBUSTIBLE SPACES SUCH AS FLOOR-CEILING ASSEMBLIES & ATTICS PER NFPA 13, THE
AREA UNDER EXTERIOR ROOFS OR CANOPIES EXCEEDING 4 FT IN WIDTH PER NFPA 13, AND PATIO & DEK/BALCONY
AREAS PER MBC SECTION 903.3.1.2.1.  THE SYSTEM SHALL BE MONITORED VIA APPROVED CENTRAL
STATION, REMOTE SUPERVISING STATION, OR PROPRIETARY SUPERVISING STATION, UNLESS OTHERWISE
APPROVED OR REQUIRED BY THE LOCAL BUILDING & FIRE DEPARTMENTS.

FIRE SPRINKLER SYSTEM AT WINGS
PROVIDE AN APPROVED, ELECTRICALLY SUPERVISED, AUTOMATIC FIRE SUPPRESSION SYSTEM THROUGHOUT, IN
ACCORDANCE WITH APPLICABLE SECTIONS OF THE 2012 MBC, NFPA 13R-07 & GRAND HAVEN TWP. FIRE
& BUILDING DEPARTMENT REQUIREMENTS, INCLUDING (BUT NOT LIMITED TO) PATIO & DECK/BALCONY AREAS
PER MBC SECTION 903.3.1.2.1.  THE SYSTEM SHALL BE MONITORED VIA APPROVED CENTRAL STATION
REMOTE SUPERVISING STATION, OR PROPRIETARY SUPERVISING STATION, UNLESS OTHERWISE APPROVED OR
REQUIRED BY THE LOCAL BUILDING & FIRE DEPARTMENTS.

QUICK RESPONSE/RESIDENTIAL SPRINKLERS:
QUICK RESPONSE OR RESIDENTIAL SPRINKLERS SHALL BE INSTALLED IN ALL DWELLING UNITS, AND IN ALL LIGHT
HAZARD OCCUPANCIES AS DEFINED BY NFPA 13 & NFPA 13R.

FIRE ALARM SYSTEM FOR CORE & WINGS:
PROVIDE AN APPROVED, AUTOMATIC FIRE ALARM SYSTEM IN ACCORDANCE WITH SECTION 907 OF THE 2012
MBC, THE GRAND HAVEN TWP. BUILDING AND FIRE DEPARTMENT REQUIREMENTS, AND MSHDA
STANDARDS.  NOTIFICATION APPLIANCES SHALL BE ACTIVATED UPON FIRE SPRINKLER FLOW.  PROVIDE
AUDIBLE & VISUAL ALARM NOTIFICATION DEVICES.

SMOKE DETECTORS WITHIN DWELLINGS AT CORE & WINGS:
APPROVED, SINGLE OR MULTIPLE-STATION SMOKE DETECTORS SHALL BE INSTALLED IN ALL DWELLINGS AT A POINT
CENTRALLY LOCATED IN THE HALL OR AREA GIVING ACCESS TO EACH SEPARATE SLEEPING AREA, AND IN EACH
SLEEPING AREA.  SMOKE DETECTORS SHALL BE ELECTRICALLY POWERED AND SHALL HAVE BATTERY BACKUP.
ALL DETECTORS WITHIN A SINGLE DWELLING UNIT SHALL BE INTERCONNECTED.  SMOKE DETECTORS IN 'BARRIER
FREE' DWELLING UNITS AND UNITS FOR THE VISUAL & HEARING IMPAIRED SHALL PROVIDE BOTH AN AUDIBLE &
VISUAL ALARM.

PORTABLE FIRE EXTINGUISHERS AT CORE & WINGS:
PROVIDE APPROVED 2 A:10 BC FIRE EXTINGUISHERS IN CORRIDORS SUCH THAT THE MAX TRAVEL DISTANCE TO
BE AN EXTINGUISHER IS 75 FT.

BUILDING & CODE DATA

BUILDING ELEMENT FIRE RESISTANCE RATINGS

BUILDING ELEMENT                                REQ'D FIRE RATING SPECIFIED FIRE RATING

LOAD-BEARING EXTERIOR WALLS               (1) HOUR                  (1) HOUR
NONLOAD-BEARING EXTERIOR WALLS               (1) HOUR                  (1) HOUR
EXIT ACCESS CORRIDOR               (1/2) HOUR        (1) HOUR
DWELLING UNITS SEPARATION               (1) HOUR                  (1) HOUR
HORIZONTAL MIXED USE SEPARATIONS IN CORE     (1) HOUR                  (1) HOUR

ELEVATOR HOISTWAY - CONNECTING 3 STORIES     (1) HOUR                  (1) HOUR
EXIT STAIRWAY ENCLOSURE - CONNECTING 3 STORIES     (1) HOUR                  (1) HOUR
FIRE WALLS/AREA SEPARATION WALLS               (2) HOURS        (2) HOURS

INTERIOR LOAD-BEARING WALLS, COLUMNS & BEAMS     (1) HOUR                  (1) HOUR
INTERIOR NON-BEARING WALL/PARTITIONS     (0) HOUR                  (0) HOUR
FLOOR CONSTRUCTION               (1) HOUR                  (1) HOUR
ROOF/CEILING CONSTRUCTION               (1) HOUR                  (1) HOUR
ROOF COVERING                          CLASS 'B'        CLASS 'B'

ASSISTED LIVING BUILDING

APPLICABLE CODES/DESIGN STANDARDS

2012 MICHIGAN BUILDING CODE
2012 MICHIGAN PLUMBING CODE
2012 MICHIGAN MECHANICAL COE
2012 PART 10 MICHIGAN UNIFORM ENERGY CODE
2012 INTERNATIONAL FUEL GAS CODE
2011 NATIONAL ELECTRICAL CODE W/STATE PART 8 ELECTRICAL CODE RULES
INTERNATIONAL CODE COUNCIL/INTERNATIONAL FIRE CODE/2015
ACCESSIBILITY REQUIREMENTS PER CHAPTER 11, STATE OF MICHIGAN BUILDING CODE
AMERICANS WITH DISABILITIES ACT 2010 - COMMON USE AREAS
FEDERAL FAIR HOUSING ACCESSIBILITY GUIDELINES - RESIDENT ROOMS
UNIFORM FEDERAL ACCESSIBILITY STANDARDS
'HOME FOR THE AGED' REQUIREMENTS IN ACCORDANCE WITH THE MICHIGAN

DEPARTMENT OF ENERGY, LABOR & ECONOMIC GROWTH - NFPA 101 “LIFE SAFETY
CODE” 2012 EDITION AS AMENDED - AND THE MICHIGAN DEPARTMENT OF COMMUNITY
HEALTH (BUREAU OF FIRE SAFETY AND HEALTH FACILITIES ENGINEERING SECTION)

2010 MINIMUM DESIGN STANDARDS FOR HEALTH CARE FACILITIES IN MICHIGAN AS
APPLICABLE

NFPA 101 LIFE SAFETY CODE 2012

BUILDING CODE DATA

PROPOSED USE:  NON-SEPARATED MIXED USE/GROUP 'I-1' PER SECT. 308.3, GROUP 'I-2'
PER         SECT. 308.4; M.B.C.
ACCESSORY OCCUPANCIES:  DINING RM 121 (USE A-2), SALON 135 (USE B)

'HOME FOR THE AGED' (LIMITED CARE FACILITY) PER 18.1; 2012 NFPA 101

PROPOSED HEIGHT:  (1) STORY
PROPOSED CONSTRUCTION:  'VA' PER TABLE 503; M.B.C.

V(1,1,1) PER TABLE 18.1.6.1; 2012 NFPA 101

THE STRUCTURE IS DIVIDED INTO (2) SEPARATE BUILDINGS (AREA 1 & AREA 2)
BY VIRTUE OF A (2) HOUR FIRE-RATED SEPARATION WALL ('FIRE WALL')

PER MBC SECTION 508.3 “NON-SEPARATED OCCUPANCIES”

a. CODE REQUIREMENTS SHALL APPLY TO EACH PORTION OF THE BUILDING BASED ON
THE OCCUPANCY OF THAT SPACE EXCEPT THAT THE MOST RESTRICTIVE APPLICABLE
PROVISIONS OF CHAPTER 9 APPLY TO THE ENTIRE BUILDING.

b. THE ALLOWABLE HEIGHT & AREA OF THE BUILDING SHALL BE BASED ON THE MOST
RESTRICTIVE ALLOWANCES FOR THE OCCUPANCY GROUPS UNDER CONSIDERATION
FOR THE AREA & THE TYPE OF BUILDING CONSTRUCTION.

c. NO SEPARATION IS REQUIRED BETWEEN OCCUPANCIES.
NOTE:  SEE INCIDENTAL USE & HAZARDOUS AREA SEPARATION REQUIREMENTS FOR
SEPARATION REQUIREMENTS AT THOSE AREAS.

BUILDING ELEMENT FIRE RESISTANCE RATINGS

FLOOR CONSTRUCTION (1) HOUR
SUPPORTING BEAMS & COLUMNS

ROOF CONSTRUCTION
INCLUDING SUPPORTING (1) HOUR
BEAMS & JOISTS

EXIT ACCESS CORRIDOR
I-1 USE GROUP (GEN ASST)           (1/2) HOUR
I-2 USE GROUP (TERRACE)           (0) HOURS; SMOKE PARTITIONS

RESIDENT ROOM SEPARATIONS
I-1 USE GROUP (GEN ASST)           (1/2) HOUR
I-2 USE GROUP (TERRACE)           (0) HOURS

INTERIOR NON-BEARING PARTITIONS (0) HOURS

SMOKE BARRIERS           (1) HOUR

FIRE (SEPARATION) WALL                     (2) HOUR

INCIDENTAL USE AREA REQUIREMENTS PER MBC
HAZARDOUS AREA SEPARATION REQUIREMENTS PER NFPA 101
THE FOLLOWING SPACES ARE TO BE PROVIDED WITH (1) HOUR
FIRE RATED SEPARATION AND FIRE SUPPRESSION U.O.N.

1. WASTE COLLECTION ROOMS

2. STORAGE ROOMS & JANITOR ROOMS >100 SF
NOTE: STORAGE/JANITOR ROOM <100 SF TO HAVE SELF CLOSING DOOR.
(FIRE RATING NOT REQUIRED)

3. BOILER & FURNACE/MECHANICAL ROOMS CONTAINING FUEL FIRED EQUIPMENT

4. CENTRAL LAUNDRY ROOM

5. SOILED LINEN ROOM

6. ROOMS CONTAINING COOKING APPLIANCES (INCLUDING MICROWAVES) SHALL BE
SEPARATED FROM THE PATH OF EGRESS BY (1) HOUR

FIRE PROTECTION SYSTEMS:

1. APPROVED, ELECTRICALLY-SUPERVISED, AUTOMATIC FIRE SUPPRESSION SYSTEM
THROUGHOUT, PER NFPA 13-2002 WITH FIRE DEPARTMENT CONNECTION, AND
APPROVED QUICK RESPONSE OR RESIDENTIAL AUTOMATIC SPRINKLERS.

2. MANUAL FIRE ALARM SYSTEM W/SECONDARY POWER SUPPLY

3. AUTOMATIC FIRE/SMOKE DETECTION/ALARM SYSTEM

4. PORTABLE FIRE EXTINGUISHERS

COTTAGE (TOWNHOUSE) UNITS

APPLICABLE CODES/DESIGN STANDARDS

MICHIGAN RESIDENTIAL CODE/2015
MICHIGAN ELECTRICAL CODE/NEC-2011 W/AMENDMENTS
MICHIGAN UNIFORM ENERGY CODE - 2009

PER SECTION 302.2 TOWNHOUSES SHALL BE CONSIDERED A SEPARATE BUILDING AND
SHALL BE SEPARATED BY A 2-HOUR FIRE RESISTANT-RATED WALL ASSEMBLY AS TESTED
IN ACCORDANCE WITH ASTM E119 OR UL 263.

SMOKE ALARMS TO COMPLY WITH NFPA 72 AND MRC/SECTION R314.

CARBON MONOXIDE ALARMS TO COMPLY WITH MRC/SECTION R315 AND UL 2034 AND UL
217.
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GENERAL NOTE:
CODE INFORMATION AS LISTED IS BASED ON CURRENT DATES.
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PUD SUBMISSION
10/25/16

COMPOSITE FIRST FLOOR BUILDING PLAN
SCALE: 1/16"=1'-0"

Developer:

Reenders Inc.

UNIT COUNT
UNIT 'A'      685sf (1 BED/1 BATH)

UNIT 'B'      937sf (2 BED/1.5 BATH)

UNIT 'B2'    937sf (2 BED/1.5 BATH upgraded)

14

9

2

TOTAL: 32

UNIT 'B3'  1106sf (2 BED/1.5 BATH deluxe) 1
UNIT 'B4'  1106sf (2 BED/2 BATH/ deluxe upgraded) 2
UNIT 'C'      937sf (2 BED/2 BATH) 3
UNIT 'C2'    937sf (2 BED/2 BATH deluxe) 1
UNIT 'C3'  1208sf (2 BED/2 BATH deluxe upgraded) -

COMMON AREAS
Lobby

Work Area & Storage
Conference

596

227
219

TOTAL:

638

Community Manager 238
Fitness 484
Clinic 638
Laundry Lounge 135
Laundry 151

AREA: 47,094sf

Lounge 274

UNIT 'A2'    790sf (1 BED/1 BATH deluxe) -

Reception 418

BUILDING UNIT COUNT

Dining
Private Dining

1612
364

Laundry Lounge 112
Laundry 151
Library/Computer

7984

Billiards 863
Life Enrichment 268

Storage/J.C. 237
Resident Storage 229

Mail 130

TOWNSHIP REVIEW
1/6/17

UNIT 'C4'  1364sf (2 BED/2 BATH deluxe upgraded)

UNIT 'Ba'    983sf (2 BED/1.5 BATH) -

-

UNIT 'A'      685sf (1 BED/1 BATH)

UNIT 'B'      937sf (2 BED/1.5 BATH)

UNIT 'B2'    937sf (2 BED/1.5 BATH upgraded)

46

31

6

TOTAL: 116

UNIT 'B3'  1106sf (2 BED/1.5 BATH deluxe) 5
UNIT 'B4'  1106sf (2 BED/2 BATH/ deluxe upgraded) 4
UNIT 'C'      937sf (2 BED/2 BATH) 8
UNIT 'C2'    937sf (2 BED/2 BATH deluxe) 4
UNIT 'C3'  1208sf (2 BED/2 BATH deluxe upgraded) 2

UNIT 'A2'    790sf (1 BED/1 BATH deluxe) 2

UNIT 'C4'  1364sf (2 BED/2 BATH deluxe upgraded)

UNIT 'Ba'    983sf (2 BED/1.5 BATH) 4

2

UNIT 'A3'    794sf (1 BED/1 BATH deluxe) - UNIT 'A3'    794sf (1 BED/1 BATH deluxe) 2

TOWNSHIP REVIEW
3/8/17

TOWNSHIP RESUBMITTAL
4/10/17
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COMPOSITE SECOND FLOOR BUILDING PLAN
SCALE: 1/16"=1'-0"

Developer:

Reenders Inc.

AREA: 46,347sf

COMMON AREAS
Lounge (open to lobby)

Storage/J.C.
Resident Storage

304

237
818

TOTAL:

Arts & Crafts 755
Guest Suite 602
Salon 377
Laundry Lounge 110
Laundry 151

Laundry Lounge 135
Laundry 151

3640

TOWNSHIP REVIEW
1/6/17

UNIT COUNT
UNIT 'A'      685sf (1 BED/1 BATH)

UNIT 'B'      937sf (2 BED/1.5 BATH)

UNIT 'B2'    937sf (2 BED/1.5 BATH upgraded)

16

11

2

TOTAL: 41

UNIT 'B3'  1106sf (2 BED/1.5 BATH deluxe) 2
UNIT 'B4'  1106sf (2 BED/2 BATH/ deluxe upgraded) 1
UNIT 'C'      937sf (2 BED/2 BATH) 3
UNIT 'C2'    937sf (2 BED/2 BATH deluxe) 1
UNIT 'C3'  1208sf (2 BED/2 BATH deluxe upgraded) -

UNIT 'A2'    790sf (1 BED/1 BATH deluxe) -

UNIT 'C4'  1364sf (2 BED/2 BATH deluxe upgraded)

UNIT 'Ba'    983sf (2 BED/1.5 BATH) 2

2

UNIT 'A3'    794sf (1 BED/1 BATH deluxe) 1

TOWNSHIP REVIEW
3/8/17

TOWNSHIP RESUBMITTAL
4/10/17
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COMPOSITE THIRD FLOOR BUILDING PLAN
SCALE: 1/16"=1'-0"

Developer:

Reenders Inc.

AREA: 47,158sf

COMMON AREAS
Laundry Lounge

Resident Storage
Theater

135

818
791

TOTAL:

Resident Storage 927
Laundry Lounge 112
Laundry 151

Laundry 151
Storage/J.C. 237

3322

TOWNSHIP REVIEW
1/6/17

UNIT COUNT
UNIT 'A'      685sf (1 BED/1 BATH)

UNIT 'B'      937sf (2 BED/1.5 BATH)

UNIT 'B2'    937sf (2 BED/1.5 BATH upgraded)

16

11

2

TOTAL: 43

UNIT 'B3'  1106sf (2 BED/1.5 BATH deluxe) 2
UNIT 'B4'  1106sf (2 BED/2 BATH/ deluxe upgraded) 1
UNIT 'C'      937sf (2 BED/2 BATH) 2
UNIT 'C2'    937sf (2 BED/2 BATH deluxe) 2
UNIT 'C3'  1208sf (2 BED/2 BATH deluxe upgraded) 2

UNIT 'A2'    790sf (1 BED/1 BATH deluxe) 2

UNIT 'C4'  1364sf (2 BED/2 BATH deluxe upgraded)

UNIT 'Ba'    983sf (2 BED/1.5 BATH) 2

-

UNIT 'A3'    794sf (1 BED/1 BATH deluxe) 1

TOWNSHIP REVIEW
3/8/17

TOWNSHIP RESUBMITTAL
4/10/17
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REVIEW
12/15/16

UNIT PLAN 'A'                          
SCALE: 1/4"=1'-0"

Developer:

Reenders Inc.

TOWNSHIP REVIEW
1/6/17

UNIT PLAN 'B'                           
SCALE: 1/4"=1'-0"

UNIT PLAN 'B2'                         
SCALE: 1/4"=1'-0"

UNIT PLAN 'B3'                        
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY:   685sf
UNIT AREA w/ BALCONY:        741sf

UNIT AREA w/out BALCONY:   937sf
UNIT AREA w/ BALCONY:        993sf

UNIT AREA w/out BALCONY:   937sf
UNIT AREA w/ BALCONY:        993sf

UNIT AREA w/out BALCONY: 1106sf
UNIT AREA w/ BALCONY:      1162sf

UNIT PLAN 'A2'                          
SCALE: 1/4"=1'-0" UNIT AREA:        790sf

UNIT PLAN 'A3'                          
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY:   794sf
UNIT AREA w/ BALCONY:        851sf

UNIT PLAN 'Ba'                          
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY:    983sf
UNIT AREA w/ BALCONY:       1039sf

TOWNSHIP REVIEW
3/8/17

TOWNSHIP RESUBMITTAL
4/10/17
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UNIT PLAN 'C'                          
SCALE: 1/4"=1'-0"

UNIT PLAN 'C2'                         
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY:   937sf
UNIT AREA w/ BALCONY:        993sf

UNIT AREA w/out BALCONY:  937sf
UNIT AREA w/ BALCONY:       993sf

UNIT PLAN 'B4'                        
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY: 1106sf
UNIT AREA w/ BALCONY:      1162sf

UNIT PLAN 'C3'                         
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY:  1208sf
UNIT AREA w/ BALCONY:       1260sf

UNIT PLAN 'C4'                         
SCALE: 1/4"=1'-0"

UNIT AREA w/out BALCONY:  1364sf
UNIT AREA w/ BALCONY:       1416sf
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CONGREGATE BUILDING - PARTIAL FRONT ELEVATION
SCALE: 1/8"=1'-0"

CONGREGATE BUILDING - WING ELEVATION
SCALE: 1/8"=1'-0"

CONGREGATE BUILDING - REAR ELEVATION
SCALE: 1/8"=1'-0"

CONGREGATE BUILDING - END ELEVATION
SCALE: 1/8"=1'-0"
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MATERIAL LEGEND
ASPHALT SHINGLES:
STONE:
VINYL SIDING:
SHAKE SIDING:
SOFFIT / FASCIA / FRIEZE:
BAND & DECK FASCIA:
WINDOW SURROUND:

VINYL WINDOWS:
VINYL CORNER TRIM:
GABLE VENT:
EXTERIOR DOOR JAMBS:
STORE FRONT/ENTRY DOOR:
PREFAB. COLUMNS:
BALCONY/RAILING:
VINYL SHUTTERS:
PATIO & MECH. DOOR:
STORM DOOR:
GARAGE PORT/ CARPORT:
GARAGE DOOR:
BALCONY DECKING:

GAF TIMBERLINE - "WEATHERED WOOD"
THE STONE MILL - "HEMLOCK" ASHLAR
NAPCO - "STONE CLAY"
NAPCO - "MOUNTAIN BRIARWOOD"
NAPCO - ALUMINUM "STONE CLAY"
PAINT TO MATCH "STONE CLAY" SIDING
NAPCO - "MOUNTAIN BRIARWOOD"

QUAKER - "SANDSTONE"
NAPCO - "STONE CLAY"
NAPCO - ALUMINUM "STONE CLAY"
PAINT TO MATCH SIDING
TUBELINT - "SIERRA TAN"
FYPON - PAINT TO MATCH "STONE CLAY" SIDING
SUPERIOR ALUMINUM - "SANDSTONE"
NAPCO - "MOUNTAIN BRIARWOOD"
PAINT: TBD
"SANDSTONE"
NAPCO - "STONE CLAY"
"SANDSTONE"
AZEK - HARVEST COLLECTION "BROWNSTONE"

WINDOW HEAD: PAINT TO MATCH WINDOW
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SCALE: 1/8"=1'-0"
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SCALE: 1/8"=1'-0"
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SCALE: 1/8"=1'-0"
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Phase II
Building Plan
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TOWNSHIP REVIEW

ASSISTED LIVING BUILDING PLAN - PHASE II
SCALE: 1/16"=1'-0"

PHASE II PHASE III

GENERAL

TERRACE

ASSISTED
UNIT 'A'   500sf (1 Bed/1 Bath)
UNIT 'A2' 811sf (2 Bed/2 Bath)
UNIT 'B'   584sf (1 Bed/1 Bath)
UNIT 'C'   318sf (Studio)

UNIT 'A'   500sf (1 Bed/1 Bath)
UNIT 'A1' 514sf (2 Bed/2 Bath)
UNIT 'D'   249sf (Studio)
UNIT 'S'   584sf (Shared 1 Bath)

UNITS Total

25
-

12
4

4
2
6
2

TOTAL: 55

AREA: 51,797sf
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Phase III
Building Plan
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TOWNSHIP REVIEW

PHASE II PHASE III

ASSISTED LIVING BUILDING PLAN - PHASE III
SCALE: 1/16"=1'-0"

GENERAL
ASSISTED

Total

33
2
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3

TOTAL 55

UNITS

AREA: 44,267sf

UNIT 'A'   500sf (1 Bed/1 Bath)
UNIT 'A2' 811sf (2 Bed/2 Bath)
UNIT 'B'   584sf (1 Bed/1 Bath)
UNIT 'C'   318sf (Studio)
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ASSISTED LIVING
Typical Unit Plans
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UNIT 'A' FLOOR PLAN
SCALE: 1/4"=1'-0"

REVIEW
3/8/17

UNIT 'A2' FLOOR PLAN
SCALE: 1/4"=1'-0" AREA: 500sfAREA: 811sf

UNIT 'B' FLOOR PLAN
SCALE: 1/4"=1'-0" AREA: 584sf

UNIT 'C' FLOOR PLAN
SCALE: 1/4"=1'-0" AREA: 318sf

UNIT 'D' FLOOR PLAN
SCALE: 1/4"=1'-0" AREA: 249sf
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Developer:

Reenders, Inc.

ASSISTED LIVING - PARTIAL FRONT ELEVATION
SCALE: 1/8"=1'-0"

2

TOWNSHIP REVIEW
1/6/17

KEY PLAN
NTS

2

ASSISTED LIVING - PARTIAL FRONT ELEVATION
SCALE: 1/8"=1'-0"

3

ASSISTED LIVING - PARTIAL FRONT ELEVATION
SCALE: 1/8"=1'-0"

1

31

ASSISTED LIVING - FRONT ENTRY
SCALE: 1/8"=1'-0"

4ASSISTED LIVING - FRONT ELEVATION
SCALE: 1/8"=1'-0"
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ASSISTED LIVING - SIDE ELEVATION
SCALE: 1/8"=1'-0"
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ASSISTED LIVING - END ELEVATION
SCALE: 1/8"=1'-0"

7

7

8

ASSISTED LIVING - PARTIAL REAR ELEVATION
SCALE: 1/8"=1'-0"

8

MATERIAL LEGEND
ASPHALT SHINGLES:
STONE:
VINYL SIDING:
SHAKE SIDING:
SOFFIT / FASCIA / FRIEZE:
BAND & DECK FASCIA:
WINDOW SURROUND:

VINYL WINDOWS:
VINYL CORNER TRIM:
GABLE VENT:
EXTERIOR DOOR JAMBS:
STORE FRONT/ENTRY DOOR:
PREFAB. COLUMNS:
BALCONY/RAILING:
VINYL SHUTTERS:
PATIO & MECH. DOOR:
STORM DOOR:
GARAGE PORT/ CARPORT:
GARAGE DOOR:
BALCONY DECKING:

GAF TIMBERLINE - "WEATHERED WOOD"
THE STONE MILL - "HEMLOCK" ASHLAR
NAPCO - "STONE CLAY"
NAPCO - "MOUNTAIN BRIARWOOD"
NAPCO - ALUMINUM "STONE CLAY"
PAINT TO MATCH "STONE CLAY" SIDING
NAPCO - "MOUNTAIN BRIARWOOD"

QUAKER - "SANDSTONE"
NAPCO - "STONE CLAY"
NAPCO - ALUMINUM "STONE CLAY"
PAINT TO MATCH SIDING
TUBELINT - "SIERRA TAN"
FYPON - PAINT TO MATCH "STONE CLAY" SIDING
SUPERIOR ALUMINUM - "SANDSTONE"
NAPCO - "MOUNTAIN BRIARWOOD"
PAINT: TBD
"SANDSTONE"
NAPCO - "STONE CLAY"
"SANDSTONE"
AZEK - HARVEST COLLECTION "BROWNSTONE"

WINDOW HEAD: PAINT TO MATCH WINDOW

FACADE AREA: 1,984sf
WINDOW AREA: 340sf

FACADE AREA: 1947sf
WINDOW AREA: 255sf

FACADE AREA: 2593sf
WINDOW AREA: 469sf

FACADE AREA: 2066sf
WINDOW AREA: 248sf

SECTION 15A.11.3.G - FRONT BUILDING FACADES MUST PROVIDE
AT LEAST 15% GLASS WINDOWS

FACADE AREA: 1 - 1,984
2 - 1,947
3 - 2,593

5 - 2,066

TOTAL:  8,761sf

WINDOWAREA: 1 - 340
2 - 278
3 - 467

5 - 248

WINDOWS PROVIDED:  1,378sf (15.7%)

4 -    171 3 -   45

WINDOWS REQUIRED:  1,314sf (15%)

FACADE AREA: 171sf
WINDOW AREA: 45sf

TOWNSHIP REVIEW
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TOWNSHIP RESUBMITTAL
4/10/17
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ASSISTED LIVING - WING ELEVATION
SCALE: 1/8"=1'-0"

1

PHASE II PHASE III
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ASSISTED LIVING - WING ELEVATION
SCALE: 1/8"=1'-0"
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SCALE: 1/8"=1'-0"
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SCALE: 1/8"=1'-0"
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ASSISTED LIVING - END ELEVATION
SCALE: 1/8"=1'-0"
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ASSISTED LIVING - END ELEVATION
SCALE: 1/8"=1'-0"
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ASSISTED LIVING - WING ELEVATION
SCALE: 1/8"=1'-0"
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ASSISTED LIVING - WING ELEVATION
SCALE: 1/8"=1'-0"

10ASSISTED LIVING - PARTIAL REAR ELEVATION
SCALE: 1/8"=1'-0"
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ASSISTED LIVING - PARTIAL REAR ELEVATION
SCALE: 1/8"=1'-0"

8

888

ASSISTED LIVING ELEVATION
SCALE: 1/8"=1'-0"
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THE VILLAGE AT ROSY MOUND 

The Rosy Mound PUD development plans include as the first phase, a Congregate building 

which will provide 116 units of independent rental housing for those 55 years of age and older.  

Designed specifically with seniors in mind, the congregate building will include one and two 

bedroom apartments and provide optional services such as housekeeping, laundry and meals.  

These units range in size from 685 to 1,364 square feet in size.   In addition to the living units, 

the building contains many common areas that are available for the residents’ use such as 

library, game and billiards room, fitness center, arts and craft room, theater, laundry rooms, 

clinic, resident storage, guest suite, hair salon and central and private dining rooms.  The Village 

units will each have a covered deck or patio and the building will provide a large central outdoor 

patio with tables, chairs and umbrellas.  There is also space within the building for 

administrative uses including offices, commercial kitchen, service laundry, and maintenance.     

We have secured financing under the MSHDA Gap Funding Program NOFA and provided all 

local approvals are obtained, site preparation and construction of the Congregate building will 

commence in October of 2017 and be completed in the fall of 2018. 

The second component of the development will be a 110 unit senior assisted living, offering 

studio, one and two bedroom apartments to area seniors over the age of 62 that require 

personalized assistance and care.  These units range in size from 249 to 811 square feet and 

most do not have any kitchens facilities.  In addition to the living units, the building contains 

many common areas such as living room/lounge areas, dining rooms, billiards room, activities 

room, fitness room, hair salon, and spa room for the residents and administrative, care and 

maintenance areas. 

The assisted living building will be built in two phases as demand for additional assisted living 

units is evident in the market area.  It is currently anticipated that the first phase of the assisted 

living building will be started in the Summer of 2019 and opened in Spring 2020 with the second 

phase to be started within two additional years. 

The third component of the development will be 9 single-story buildings containing 27 Cottage 

units with attached garages.  The Cottages will be two bedroom, one and one-half bath units 

with a living area of 1,122 square feet.  The first 4 buildings containing the 13 Cottages located 

on the east side of the entrance drive closest to the congregate building will be constructed in 

conjunction with the Congregate building in 2017-2018 with the remaining units to be built in 

response to market demand. 
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April 10, 2017 
 
 

Ordinance Narrative | Section 23.06.7 
 
Village of Rosy Mound 
Grand Haven Township, Ottawa County, MI 
 
 
15.2306 SECTION 23.06 FINAL SITE PLAN REVIEW 
 

7.  Site plans which relate to all uses or structures (permitted and special land uses) shall not be 
approved unless the Planning Commission affirmatively determines that each of the following 
standards have been fulfilled: 

 
A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses 

and structures located on the site shall 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 shall be developed so as not to impede the normal and orderly 
development or improvement of surrounding property for uses permitted in this 
Ordinance. 
 

 This project by its nature will promote the public health, safety, and welfare of the 
Township residents by providing varying tiers of elderly residences and care.  The 
project is situated on a large property and will utilize area between two dunes to 
locate the structures while preserving natural wooded buffers and wetlands while 
providing a transition from institutional uses (elementary school, Road Commission) 
to residences to the south. 

 
B. Safe, convenient, uncontested, and well-defined vehicular and pedestrian circulation shall 

be provided for ingress/egress points and within the site. Drives, streets and other 
circulation routes shall be designed to promote safe and efficient traffic operations within 
the site and at ingress/egress points. 
 

 The sites main ingress/egress point will be onto Rosy Mound Road which will provide 
convenient access to Lakeshore Drive and US 31.  Care has been taken to try to align 
driveways off the main drive where possible and to limit the number of intersections.  
Fire truck and commercial truck turning plans have been provided to demonstrate 
the maneuverability of the site.  An emergency access drive will be constructed 
through the elementary school property to Lakeshore Drive. 

 
C. The arrangement of public or private vehicular and pedestrian connections to existing or 

planned street in the area shall be planned to provide a safe and efficient circulation 
system for traffic within the Township. 
 

 An internal pedestrian sidewalk system is being proposed which will connect through 
the Elementary School to the walk along Lakeshore Drive.  There will also be a 
sidewalk along Rosy Mound for future connection.  The sites main ingress/egress 
point will be onto Rosy Mound Road which will provide convenient access to 
Lakeshore Drive and US 31 

 



 

 

D. Removal or alteration of significant natural features shall be restricted to those areas 
which are reasonably necessary to develop the site in accordance with the requirements 
of this Ordinance. The Planning Commission may require 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. 
 

 The proposed project will leave intact a large area of wooded wetlands along with a 
natural wooded buffer along the south property line and natural wooded slope along 
Lakeshore Dr.  As many trees will be preserved and protected as possible. 

  
E. Areas of natural drainage such as swales, wetlands, ponds, or swamps shall be 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. 
 

 The proposed project will leave intact a large area of wooded wetlands.  While there 
is no true drainage course on the site, the proposed discharge from the projects 
detention basins will be directed toward the wetlands, thereby enhancing the 
wetland features.  Currently the development area’s runoff is either directed toward 
the neighboring properties or infiltrates in natural low spots. 

 
F. The site plan shall provide reasonable visual and sound privacy for all dwelling units 

located therein, and adjacent thereto. Fences, walls, barriers, and landscaping shall be 
used, as appropriate, to accomplish these purposes. 
 

 All Buildings and Dwelling Units have been designed to provide the maximum 
setbacks from the adjacent properties and roadways, while utilizing the existing trees 
and topography as a natural buffer.  All dwelling units are designed to have a 
minimum of R-19 insulation in the exterior walls with insulated, double pane 
windows.  Site landscape materials have been designed to provide variety and visual 
interest for residents and visitors.  All exposed mechanical/electrical equipment will 
be screened from view, using landscape materials and architectural screens. 

 
G. All buildings and groups of buildings shall be arranged so as to permit necessary 

emergency vehicle access as requested by the Fire/Rescue Department. 
 

 Care has been taken to design the site to provide the needed emergency vehicle 
access throughout the site.  A fire truck turning plan is provided to demonstrate the 
maneuverability of the site.  An emergency access drive is provided through the 
Elementary School lot to Lakeshore Drive, as well as a widened main entrance drive 
to provide additional clearance for emergency vehicles. 

 
H. All streets and driveways shall be developed in accordance with the Township Subdivision 

Control Ordinance, the Ottawa County Road Commission, or Michigan Department of 
Transportation specifications, as appropriate, unless developed as a private road in 
accordance with the requirements for private roads in this Ordinance or any other 
Township Ordinance. Except that the Planning Commission may impose more stringent 
requirements than those for the Road Commission or Department of Transportation with 
respect to driveway location and spacing. In addition, sidewalks may be required if 
determined to be necessary or appropriate for pedestrians and non-motorized vehicles. 
 

 The main shared driveway will be constructed to OCRC road standards while 
operating as a private driveway.  Sidewalks have been provided throughout the site 
for pedestrian access and mobility. 

 
I. Appropriate measures shall be taken to ensure that removal of surface water will not 

adversely affect neighboring properties of the public storm drainage system. Provisions 
shall be made to accommodate stormwater, prevent erosion and the formation of dust. 
The use of detention/retention ponds may be required. Surface water on all paved areas 



 

 

shall be collected at intervals so that it will not obstruct the flow of vehicular or 
pedestrian traffic or create puddles in paved areas. Catch basins may be required to 
contain oil filters or traps to prevent contaminants from being discharged to the natural 
drainage system. 
 

 The stormwater collection and treatment system will be designed to OCWRC 
standards and will reduce the amount of stormwater runoff that is currently flowing 
to neighboring properties.  All catch basins will have sumps and hoods and captured 
runoff will be directed to one of two detention basins onsite.  The low flow discharge 
from the basins will be routed to the wetlands. 

 
J. Exterior lighting shall be arranged so that it is deflected away from adjacent properties 

and so that it does not interfere with the vision of motorists along adjacent streets. 
Lighting of buildings or structures shall be minimized to reduce light pollution and 
preserve the rural character of the Township. 
 

 All Site Lighting will be designed to comply with Chapter 20A “Outdoor Lighting 
Requirements” of the Grand Haven Charter Township Zoning Ordinance and the 
submittal Photometric Plan.  All Site Lighting fixtures will be energy efficient LED 
luminaires with fully shielded design classification which will minimize glare and 
obtrusive light. 

 
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 of public streets, shall 
be screened by a vertical screen consisting of structural or plant materials no less than 
six (6) feet in height. The finished side of any wall, fence, or other screen shall face 
adjacent properties. 
 

 Loading areas and dumpster facilities will not be visible from the neighboring 
residences to the south or from either Lakeshore Drive or Rosy Mound Road.  The 
dumpster enclosures will be properly screened. 

 
L. Entrances and exits shall be provided at appropriate locations so as to maximize the 

convenience and safety for persons entering or leaving the site. The number of entrances 
to and exits from the site shall be determined with reference to the number of dwelling 
units or other land uses within the site, the nature and location of the surrounding 
streets, the effect of traffic in the area, nearby topography, and other factors. In those 
instances where the Planning Commission finds that an excessive number of ingress or 
egress points may occur on abutting street, thereby diminishing the carrying capacity of 
such street, and compromising public safety, the Planning Commission may limit such 
access points and require service access drives within the site. 
 

 There will be one main entrance/exit onto Rosy Mound Road.  Due to sight distances 
a second entrance was not advisable from the OCRC.  Due to topography constraints 
an entrance/exit onto Lakeshore Drive was not feasible.  There will be a second 
emergency only connection through the Elementary School lot to Lakeshore Drive. 

 
M. Site plans shall conform to all applicable requirements of County, State, Federal, and 

Township statutes and ordinances. Approval may be conditioned on the applicant 
receiving necessary County, State, Federal, and Township permits before final site plan 
approval or an occupancy permit is granted. 
 

 The intent is to conform to all applicable requirements of County, State, Federal, and 
Township statutes and ordinances.  We are currently in the process of working with 
OCRC and OCWRC for their approval 

 



 

 

N. Appropriate fencing may be required by the Planning Commission around the boundaries 
of the development if deemed necessary to minimize or prevent trespassing or other 
adverse effects on adjacent lands. 
 

 We do not anticipate the need for fences to minimize or prevent trespassing or other 
adverse effects on adjacent lands due to the nature of this project 

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

shall be maintained. 
 

 It is our intent to maintain the general purpose and spirit of the Ordinance by 
complying as fully as possible, and working within the purpose and spirit of the 
Ordinance otherwise.  This project does comply with the Master Plan of the Township 
for this parcel. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
April 10, 2017 
 

Narrative | Departure Requests 

Village of Rosy Mound 
Grand Haven Township, Ottawa County, MI 

11.04 – Request departure from the 50’ rear yard setback for the cottages to the internal parcel line due 
to the cottage area being regulated as R-3.5.  A 30’ rear yard setback to the internal parcel line is provided 
due to the unusual lot configuration and the need to add the internal parcel lines for the project funding. 

12.04 - Request departure from the minimum floor area per dwelling unit of 884 square feet.  In the 
Congregate Building we are proposing a unit square footage of the following: 
 
Typical Unit Plans (See Sheet SK1.1, SK1.4 and SK1.5 for Supplemental Information) 
 
Unit “A” (1BR): 685 sf  w/o Balcony/Patio 
 741 sf   w/Balcony/Patio 
 
Unit “B” (2BR): 937 sf  w/o Balcony/Patio 
 993 sf  w/Balcony/Patio 
 
Unit “b3” (2BR) 1106 sf  w/o Balcony/Patio 
 1162 sf  w/Balcony/Patio 
 
We believe this reduced square footage for the 1 Bedroom Unit is appropriate for this zone and development 
due to approximately 14,000 s.f. of shared common area included throughout the building.  This shared 
area provides additional amenities and services such as Laundry/Lounge, Central Dining Room, Salon, 
Billiards, Library/Computer Room, Fitness Room, Theater, Clinic, Arts & Crafts, and Resident Storage Areas, 
which will reduce the need for the additional square footage in each unit.  This also allows for a reduced 
area for the residents to clean and maintain. 
 
15A.04.5 – Request departure from requiring a separate special land use permit to relocate an existing 
utility pole.  We are proposing to relocate an existing approximately 10’ to gain clearance from one of the 
proposed buildings.  The option of routing the lines underground was explored and would require the line 
to either be below the detention basin or under pavement.  Both these options are not preferable to the 
utility company or the developer. 

15A.10.3 – Request departure to allow plantings along the maintenance strip instead of along the building 
wall.  This will allow the design to still reduce the visual impact of the walls while complying with MSHDA 
requirements for planting distance from windows and maintain the preferred building design without 
downspouts. 

15A.10.5 – Request departure from the requirement that 75% of the required parking lot landscaping be 
within the interior of the parking lot and not the edges.  Due to the layout of the parking areas, which have 
a large portion of the spaces either covered or garages, there is limited need or availability to add islands 
to break up the parking areas.  These parking areas are relatively small and not an expanse of multiple 
rows of parking.  

15A.11 & 15A.11.3.C – Request departure to allow for the use of vinyl siding for the Assisted Living 
Building.  This facility is intended to complement the adjacent building to maintain the Residential Character 
of the Development. 



15A.13.1.B – Request departure garage locations to be varied and/or recessed.  This is needed due to 
the type of resident (seniors), for their safety based on operational experience, and to help avoid hitting 
building walls if the garages were recessed. 

17.05.1.E – Request departure to provide flexibility with the distance separating driveways off of the main 
private drive.  The drive will be constructed to OCRC standards but will operate more like a circulation aisle 
of a parking lot.  An effort has been made to space out the driveway connections, reduce the opening 
widths, and to align them where practical.  Backing out into the main shared drive has been reduced or 
eliminated.  The layout and configuration that we have provided will provide better safety and circulation 
than other large residential developments, such as the Timber View Apartments.  This request for departure 
is based off details 2 & 8 from the OCRC Rules for Driveways, Banners & Parades. 

17.05.2.A.4 – Request departure to treat the shared private drive as a road for compliance with the 
ordinance.  The shared private drive will be constructed as a 30’ wide road built to OCRC standards. 

17.05.6 – Request departure for the use of existing trees and vegetation along the south property line as 
a transition area.  The current grading would provide a minimum of 30’ undisturbed natural buffer. 

19.07.28.D – Request departure for two parcels which front on Lakeshore Drive, but egress from parking 
lots will be onto Rosy Mound.  The request is due to the site constraint of the large slope along Lakeshore 
Drive preventing a safe egress drive being constructed.  The two parcels will have egress from a shared 
private drive which connects to Rosy Mound.  Utilizing a roadway would require dedicating right-of-way 
and due to the uniqueness of the site, it is not feasible to have a right-of-way 

19.07.28.E – Request departure for the setback of the Maintenance Garage and the Assisted Living 
Building to the interior parcel lines.  Due to the funding requirements for this project, the PUD needs to be 
divided into separate parcels.  The 75’ setback is maintained from the Assisted Living building and 
Maintenance Garage to the residential abutters to the south, and to the Lakeshore Drive ROW.  The interior 
parcel lines need to be encompass the detention basin and shared private drive for the Congregate Building. 

19.07.28.H – Request departure for parking at the front of the buildings.  While this is not technically the 
front yard, due to the shared private drive, parking at the front of the two main buildings provides 
convenience and ease of access for the residents and visitors, most of which will be elderly.  The parking 
has also been separated into smaller lots so there is not one large parking field in the front of the buildings. 

20.12.5-6 – Request departure for a fence height of 6’-6” for the Memory Care Courtyard.  This is needed 
for residence safety based on operational experience. 

21.02 – Request departure for a 3 story building greater than 35 feet in height.  The proposed congregate 
building will be 3 stories and a mid-roof height of 37’-6”.  The height above 35’ will be architectural features 
and a sloped roof. The impact of the additional height will be mitigated by the grade difference to Lakeshore 
Dr. and the large setback from both Lakeshore Dr. and Rosy Mound Road.  The site will also transition to 
a single story building adjacent to the residential development to the south. 

24.04.2 – Request departure for parking spaces sized 10’x20’ due to MSHDA requirement for the larger 
spaces.  This will assist the elderly residents with parking maneuvers.  The applicable MSHDA requirement 
has been attached. 

 

 

 

 

 



 

Township – Traffic Study 

Village of Rosy Mound 
Grand Haven Township, Ottawa County, MI  

 
Reference:  15A.05.7 Traffic Study 

Based on our examination of similar existing properties that we currently manage we do not believe that a 
traffic impact study is necessary. Our estimates show that the traffic generated by the congregate building 
would come out to .75 trips per unit, per day. This would be 87 trips per day for the 116 units in Phase I, 
with the majority of these trips falling during non-peak hours. Upon completion the 2 phases of the assisted 
living we would be looking at an additional 96 units of general assisted, and 18 units of memory care. We 
believe that this would generate roughly another 137 trips daily. These trips would be spread throughout 
the entire day, and would primarily consist of our 3 shifts of employees, supplier drops offs, and visitors.  
We do not ever anticipate the peak hour traffic to exceed 100 vehicle trips or approach the 1000 daily trips.  
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Township – Parking Policy 

Village of Rosy Mound 
Grand Haven Township, Ottawa County, MI  

 
Reference:  15A.05.13 Parking Study 

A survey of the parking requirements at the ten senior independent/congregate developments managed 
by Heritage Property Management was conducted in June on 2016.  The ten developments represented 
984 units of which 939 units were occupied.  The number of resident cars registered at that time was 
563, or 60% of the unit residents had a car.  The percentage of resident cars per unit at the various 
developments ranged from a low of 52% to a high 68%. 

The Michigan State Housing Development Authority requires a minimum of 80% parking spaces for a 
senior living development, or 93 spaces. 

The parking requirement for The Village at Rosy Mound was determined as follows: 

Resident Parking   116 units x 60%  70 

Staff Parking        3 

Visitor Parking       25 

TOTAL PARKING SPACES     98 

 

 

 

 

 

 

 

 

 

 

 

 



 

Township – Green Building Policy 

Village of Rosy Mound 
Grand Haven Township, Ottawa County, MI  

 
The Village at Rosy Mound will be designed and constructed in accordance with the Michigan State 
Housing Development Authority’s Affordable Green New Construction policy.   

The policy covers site improvements which require landscaping appropriate to the site’s soil and 
microclimate and prohibits the use of any invasive species and the use of efficient irrigation.   

The development will focus on water conservation with the use of water conserving plumbing fixtures.   

The development will focus on energy efficient with the use of ENERGY STAR appliances and hot water 
heaters, will use high efficient lighting throughout and will install daylight sensors on outdoor lighting.  
Heating and cooling equipment will be appropriately size to ACCA standards.  

The development will use interior paints, primers, adhesives and sealants, and carpet system that utilize 
low or no volatile organic compounds. 

The development will provide for the collection and storage of materials for recycling and will provide the 
tenants and staff with a Manual that explains the intent, benefits, use and maintenance of green building 
features. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



MSHDA STANDARDS OF DESIGN 
 
 

 58 January 10, 2017 

02000 Site Work  
  
2001.13 Parking Ratios 
 

 Parking for developments for senior residents shall be provided in the following 
ratio:  1.0 space per unit or greater.  

 Parking for developments providing congregate services and marketed as 
“congregate” developments may be provided at 0.8 space per unit or greater.    
 

 
02001.17 Parking Spaces 
 

 Parking spaces shall be a minimum of 10' in width X 20' in length.   
 
02001.3 Patios 
 

 Dwelling units at grade shall have patios with a minimum area of 45 sq. ft.   
 Patios shall be concrete.  (Refer also to 00150 C) 

 
02001.6 Maintenance Strips 
 

 A maintenance strip, not less than 18” in width, to protect siding from mowing 
operations, shall be provided along all non-masonry building facades.  

 
02870 Seating 
 

 In housing for senior residents, exterior seating and common area seating shall 
have backs and arms.   
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