
AGENDA 

Grand Haven Charter Township Planning Commission 
Monday, February 15, 2016 – 7:30 p.m. 

 
I. Call to Order 

 
II. Roll Call 

 
III. Pledge to the Flag 

 
IV. Approval of the January 19, 2016 Meeting Minutes 

 
V. Correspondence 

 
VI. Public Comments/Questions on Agenda Items Only (Limited to 3 minutes) 

 
VII. Public Hearing 

A. Planned Unit Development – Stonewater  
 

VIII. Old Business 
A. Planned Unit Development – Speedway & North Star Commercial 
B. Township Board Recommendation – Health Pointe PUD Amendment 

 
IX. New Business 

A. Pre-Application Presentation – PUD Amendment – Golfview Subdivision 
B. 2015 Annual PC Report 
 

X. Reports 
A. Attorney’s Report 
B. Staff Report 
 Special Joint Meeting with City of Grand Haven Planning Commission on Feb 

24th @ 7pm in the GHT Board Room. 
C. Other  

 
XI. Extended Public Comments/Questions on Non-Agenda Items Only (Limited to 4 minutes) 

 
XII. Adjournment 

 
 
Note: Persons wishing to speak at public hearings, on agenda items, or extended 

comments, must fill out a “Speakers Form” located on the counter. Completed 
forms must be submitted to the Zoning Administrator prior to the meeting. 
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MEETING MINUTES 
GRAND HAVEN CHARTER TOWNSHIP 

PLANNING COMMISSION 
JANUARY 19, 2016 

 
I. CALL TO ORDER   

LaMourie called the meeting of the Grand Haven Charter Township Planning Commission to 
order at 7:32 p.m. 

 
II. ROLL CALL 

Members present: LaMourie, Robertson, Kieft, Taylor, Reenders, Cousins, and Wilson 
Members absent:  Kantrovich, Gignac 
Also present:  Fedewa and Attorney Bultje 

 
Without objection, LaMourie instructed Fedewa to record the minutes. 

 
III. PLEDGE TO THE FLAG 

 
IV. APPROVAL OF MINUTES 

Without objection, the minutes of the December 7, 2015 meeting were approved.   
 

V. CORRESPONDENCE – None 
 

VI. PUBLIC COMMENTS ON AGENDA ITEMS ONLY – None  
 

VII. PUBLIC HEARING 
A. Special Land Use – Outdoor Pond – Walters  
 
Fedewa provided an overview through a memorandum dated January 11th. 
 
LaMourie opened the public hearing at 7:36 p.m. 
 
Applicant was not present to provide information on the proposed application. 
 
With no public comment, LaMourie closed the public hearing at 7:37 p.m. 
 

Motion by Robertson, supported by Cousins, to amend the agenda and consider the 
Outdoor Pond application in old business first. Which motion carried. 
 

VIII. OLD BUSINESS 
A. Special Land Use – Outdoor Pond – Walters  
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The proposal was discussed by Commissioners and focused on: 

• Unlikely the pond will have water during the summer months due to a low water table.  

• In the event the property owner decides to deepen the pond as a result of a low water 
table the owner must contact staff to determine if the proposal constitutes a minor or 
major amendment to an approved site plan. 

• Questioned the timeline of the pond construction. Staff noted the applicant cannot begin 
construction of the pond until the construction of the dwelling commences. 

Motion by Robertson, supported by Wilson, to approve with conditions the 
Outdoor Pond Special Land Use application for parcel number 70-07-21-
200-077, based on the application meeting applicable requirements and 
standards set forth by the Grand Haven Charter Township Zoning 
Ordinance. This motion is subject to, and incorporates, the following report. 
Further, the approval is conditioned upon the following: 

1. Prior to construction the applicant must submit an MDEQ permit for 
the Outdoor Pond, or provide a Letter of No Authority if a permit is 
not required. 

 
Report  

1. This approval is based on the affirmative findings that each of the following standards has 
been fulfilled: 

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

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

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

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

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

F. The proposed use does not interfere or unduly burden water supply facilities, 
sewage collection and disposal systems, park and recreational facilities, and other 
public services. 
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G. The proposed use is such that traffic to, from, and on the premises and the assembly 
of persons relation to such use will not be hazardous, or inconvenient to the 
neighborhood, nor unduly conflict with the normal traffic of the neighborhood, 
considering, among other things: safe and convenient routes for pedestrian traffic, 
particularly of children, the relationship of the proposed use to main thoroughfares 
and to streets and intersections, and the general character and intensity of the 
existing and potential development of the neighborhood. 

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

2. The application meets the site plan review standards of Section 23.06 of the Zoning 
Ordinance.  Specifically, the Planning Commission finds as follows: 

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

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

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

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

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

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

G. The site plan provides reasonable visual and sound privacy for all dwelling units 
located therein and adjacent thereto. Landscaping shall be used, as appropriate, to 
accomplish these purposes. 
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H. All buildings and groups of buildings are arranged so as to permit necessary 
emergency vehicle access as requested by the fire department. 

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

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

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

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

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

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

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

IX. PUBLIC HEARING 
B. Zoning Text Amendment – Planned Unit Development Chapter 
 
Fedewa provided an overview through a memorandum dated January 11th. 
 
LaMourie opened the public hearing at 7:46 p.m. 
 
Jaclyn Hansen – 11001 Lakeshore Drive, opposes the text amendment: 

• Found the staff memo to be confusing as it related to diverse development pressure and 
the focus on the Robbins Road Sub-Area. 

• Questioned if the Health Pointe project would be taxable, or tax exempt. 
 

Richard Aubrey – 10747 Lakeshore Drive, opposes the text amendment: 

• Questions the impact to Robbins Road. 

• Finds typical regulations cumbersome. 
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Holly Lookabaugh-Deur – 16760 Lincoln Street, opposes the text amendment: 

• Questions the timing of the proposed zoning text amendment ordinance. 

• Unclear how, and why, 55 feet and 4 stories was selected. 

• Stated her building height was restricted by the height of surrounding trees. 

• The value of her business will decrease if the amendments are approved. 
 

LaMourie closed the public hearing at 7:56 p.m. 
 

X. OLD BUSINESS 
B. Zoning Text Amendment – Planned Unit Development Chapter 

 
The proposal was discussed by Commissioners and focused on: 

• Attorney Bultje noted the Planning Commission directed staff to draft the zoning text 
amendment ordinance, and the proposed amendments are not specific to the proposed 
Health Pointe PUD Amendment application. 

• Discussed the diversification of development the Township is experiencing, and 
provided specific projects and recent sales as examples. 

• Noted that development projects can prompt a local government to implement text 
amendments that were intended to be incorporated years prior. 

• The Township has been planning to increase building heights for many years, which is 
supported by previous Master Plans that are approved by the Planning Commission and 
Township Board. Furthermore, the public was supportive of increased building heights 
during the Resilient Master Plan process. 

• Vertical expansion will reduce sprawl, and accommodate growth, while protecting the 
valuable undeveloped land, and open space, that remains in the Township. 

• Concerned the aesthetic value of the Robbins Road corridor will decrease if most 
buildings are 55 feet in height. 

• Questioned if building heights should also be increased for industrial zoning districts, 
or perhaps the area should be expanded to allow greater building heights for parcels 
outside of the Robbins Road Sub-Area. 

• Staff provided information on building heights in other municipalities in Ottawa 
County. One ordinance establishes a 1:1 ratio of increased height to increased building 
setback. 

• Attorney Bultje noted the proposed 55 foot building height for Commercial PUDs 
within the Robbins Road Sub-Area establishes a maximum height, which negates the 
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ability to exceed a height of 55 feet or 4 stories within the Sub-Area. This establishes 
guidelines for the Township when determining if a height departure should be granted. 

 
Motion by Robertson, supported by Cousins, to recommend to the 
Township Board approve the proposed Zoning Text Amendment Ordinance 
to revise sections of the Planned Unit Development Chapter of the Grand 
Haven Charter Township Zoning Ordinance. Which motion carried, as 
indicated by the following roll call vote: 
 
Ayes: Reenders, Cousins, LaMourie, Robertson, Wilson, Taylor 
Nays: Kieft 
Absent: Kantrovich, Gignac 

 
XI. REPORTS 

A. Attorney Report – None  
B. Staff Report – None  
C. Other – None  

 
XII. EXTENDED PUBLIC COMMENTS ON NON-AGENDA ITEMS ONLY 

 
A resident wishing to provide comment on the proposed zoning text amendment ordinance 
arrived after the public hearing had been closed. Resident requested he be permitted to provide 
comment during this portion of the meeting. The Planning Commission granted the request: 
 
Caleb Fleming – 14876 Riverside Trail: 

• Questions if the Health Pointe traffic impact study addressed how a greater building 
height would increase the amount of traffic on Robbins Road. Particularly as it relates 
to school bus traffic. 

 
XIII. ADJOURNMENT 

 
Without objection, the meeting adjourned at 8:53 p.m. 
 
Respectfully submitted, 
 
 
 
Stacey Fedewa 
Acting Recording Secretary  
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Community Development Memo 
 
 DATE:  February 11, 2016 
 
 TO:  Planning Commission 
 
 FROM: Stacey Fedewa, Planning & Zoning Official 
 

RE:  Planned Unit Development – Stonewater  
 
 
BACKGROUND 

 
Staff notes, this development originally began in 2005, but never came 
to fruition. Since that time, a new developer—Lincoln Street Holdings 
LLC (the “Developer”)—has purchased the land and intends to move 
forward with a modified version of the project.  
 
The vast majority of this project is a PUD Amendment (parcels were 
rezoned to PUD in 2006), but the new Developer acquired another 
parcel in order to construct a second entrance on Lincoln Street. This 
parcel must be rezoned to PUD (first and second hearing with 
Township Board). Thus, this application is presented as a PUD rather 
than a PUD Amendment. 
 
PROJECT OVERVIEW 

 
The Developer proposes a 9 phase mixed-use residential development on a total of 68 acres. The 
dwellings will consist of 118 single 
family dwellings in a platted 
subdivision, 42 two-unit attached 
condos, and 24 three-unit attached 
condos—totaling 184 units. A 
minimum of 20% open space must 
be preserved, and 20.1% or 13.73 
acres is proposed.  
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DEPARTURE REQUESTS 
 
The Applicant is requesting a series of departures from setbacks and lot size: 

Housing 
Type Item Requested R-2 

Standard 

Single 
Family 

Lot Area 8,100 sq ft 13,000 
Lot Width 70 feet 80 feet 

Rear Yard 

25 feet 27, 34, 75-78, 110-118 

50 feet 
35 feet 35, 67, 70, 74, 79, 90, 108, 109 
45 feet 37, 68 
50 feet 28-31, 36, 69, 73, 80 

Side Yard 8’/16’ 10’/25’ 

Two  
Family 

Unit Area 6,500 sq ft (limited common elements) 
26,000 

Lot Area 9,400 sq ft (limited common elements + setbacks) 
Front Yard 10 feet 35 feet 
Side Yard 8’/16’ 10’/25’ 

Three  
Family 

Unit Area 9,750 sq ft (limited common elements) 
39,000 

Lot Area 13,325 sq ft (limited common elements + setbacks) 
Front Yard 10 feet 35 feet 
Side Yard 8’/16’ 10’/25’ 

 

COMPARABLE DEPARTURES 
 
Below are comparable developments. Staff notes that Hunters Woods and Forest Park East were 
each approved under a previous PUD Ordinance, which had smaller design requirements (e.g., 
minimum front and rear yard setbacks of 20 feet). The developments that received departures from 
the R-2 design requirements are highlighted in yellow. 

Development Name Lot Area 
(sq. ft.) 

Lot 
Width 

Front 
Yard 

Rear 
Yard 

Side 
Yard 

Bignell Ridge PUD 13,000 80 feet 30 feet 50 feet 10’/20’ 
Hunters Woods PUD* 10,000 70 feet 35 feet 20 feet 10’/20’ 
Lincoln Pines PUD 13,000 80 feet 35 feet 35 feet 8’/16’ 
Forest Park East (Phases 1 – 4) 13,000 80 feet 50 feet 50 feet 10’/25’ 
Forest Park East PUD (Phases 5 – 6)** 9,200 70 feet 35 feet 50 feet 10’/20’ 
Cutter Park South 13,000 80 feet 50 feet 50 feet 10’/25’ 
Cutter Park (Phases 1 – 3) 13,000 80 feet 50 feet 50 feet 10’/25’ 
Cutter Park (Phase 4) 13,000 80 feet 35 feet 50 feet 10’/25’ 
Copper Stone PUD 13,000 80 feet 35 feet 50 feet 10’/25’ 
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* As noted above the Hunters Woods PUD and Forest Park East PUD were approved 
under a former PUD Ordinance that allowed 20 foot setbacks from front and rear yards. 
The Planning Commission did not grant a departure for those setbacks because they were 
permitted by right. However, the current PUD Ordinance would require the Commission 
to grant a departure. 

** This PUD was approved with typical R-2 front and rear yard setbacks. In addition, the 
smaller lot size was approved as a departure. Subsequently, six lots were identified as 
having too small of a building envelope to accommodate the minimum dwelling size (small 
lot size + typical setbacks). As a result, a minor amendment was approved to allow the 
setbacks to meet the 20 foot standard that was in effect at the time of approval. 

 
Taking into consideration all other reduced design requirements the developer is still requesting well 
below what has been approved in the past: 
 

Development Name Lot Area 
(sq. ft.) 

Lot 
Width 

Front 
Yard 

Rear 
Yard 

Side 
Yard 

Stonewater Condos (average per unit) 4,575 45 feet 10 feet 50 feet 8’/16’ 

Stonewater Plat 8,100 70 feet 35 feet 25 feet 8’/16’ 
Bignell Ridge Condos (per unit) 13,000 80 feet 30 feet 50 feet 10’/20’ 

Hunters Woods PUD 10,000 70 feet 35 feet 20 feet 10’/20’ 

Lincoln Pines PUD 13,000 80 feet 35 feet 35 feet 8’/16’ 
Forest Park East PUD (Phases 5 – 6) 9,200 70 feet 35 feet 50 feet 10’/20’ 

 

OCRC & OCWRC REVIEWS 
 
The Ottawa County Road Commission has granted preliminary approval, and notes the following: 

• A center left turn lane is required to be constructed on Lincoln Street between the two 
entrances (i.e., Riverton Avenue to Manchester Drive). 

• The two entrances (i.e., Riverton Avenue and Manchester Drive) must be widened to allow 
for independent right and left turn movements exiting the site. 

 
The Ottawa County Water Resources Commissioner has granted preliminary approval because the 
proposed stormwater management plan is very similar to what was approved in 2008 for the former 
development proposal. 
 

RESPONSES TO PC INFO PROVIDED AT PRE-APP 
 
The Planning Commission requested—the ponds be treated to allow residents to use the water 
recreationally; add an outbound left turn lane at one or both of the entrances; and add sidewalks 
throughout the plat—the developer has implemented all of the requests. 
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FINANCIAL GUARANTEES 
 
Staff and Attorney Bultje recommend the Developer provide a financial guarantee for two items: 
 

1. Looping the dead end water mains; and 

2. Constructing the second entrance on Manchester Drive. 
 
This will insure the looping can be completed within a defined amount of time should the phase 
progress halt at any point, as well as the construction of a second entrance because up to 68 dwelling 
units would be utilizing one entrance until that time. 
 
Staff notes, as phases are completed commensurate portions of the financial guarantee would be 
released. 
 

STAFF CONCERNS 
 
Staff has a variety of concerns with the proposed project, which are categorized below: 
 
LEGAL 

 
The developers’ proposal of a platted subdivision and condominiums will result in two associations, 
which requires a Declaration of Covenants (plat), a Master Deed (condo) and Bylaws (condo). There 
are several issues of concern that arose from the legal review of these documents, which mostly 
pertain to keeping all three documents harmonious with each other to ensure all residents have the 
same rights to access the open space.  
 
Because this legal concern could nullify portions of the open space, if not corrected, it would 
invalidate the PUD application. Staff will not schedule a public hearing with the Township Board 
until these items have been corrected. 
 
COMPATIBILITY 

 
The departure requests for lot size and setbacks are exceptionally small, and such departures have 
not been approved by the Township in the past. Furthermore, the last time a departure for a lot size 
under 10,000 square feet was approved it resulted in six parcels not having a large enough building 
envelope to actually construct the dwelling.  
 
If the Planning Commission intends to approve a lot size of less than 10,000 square feet staff 
recommends the applicant be required to prove each lot under that size has a large enough building 
envelope to construct a dwelling with a minimum ground floor area of 1,100 square feet for a single 
story and 800 square feet for a two story. 
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SAFETY 
 
Staff continues to have concerns about the condominium design. The developer did reduce the 
number of driveways from 66 to 37, but is also including twelve additional off-street parking spaces 
(four small parking lots with three spaces each). It is staff’s understanding these additional spaces 
are intended to accommodate guests of the residents.  
 
However, if the front yard setback was at least 30 feet the guests could park in the driveways. 
Furthermore, it appears there are several violations of the Off-Street Parking Requirements found in 
Chapter 24 of the Zoning Ordinance: 

• Residential parking spaces shall not be located within the right-of-way of any street.  

o The 12 parking spaces that are proposed are located within the right-of-way. 

o The reduced front yard setback only allows for a minimum 20 foot long driveway, 
the majority of which is located within the right-of-way, so any vehicle outside of a 
garage would be parked within the right-of-way. 

o This will also cause the vehicles parked in the driveway to obstruct the sidewalk. 

• Driveways shall not be greater than 35% of the total area of the front yard. 

o The coverage is approximately 40%. 

• Only two spaces per dwelling are permitted, anything in excess requires a parking study. 

o The additional 12 parking spaces exceed the provision, and would require a parking 
needs study. 

• Vehicles are prohibited from backing directly onto a street. 

o The 12 spaces would require the vehicle to back directly onto the street. 
 
RESIDENTIAL CAPACITY 

 
Staff questions if Township has reached a point of residential capacity. When the Master Plan was 
updated in 2008 an inventory of residential lots was conducted and found there were nearly 1,100 
previously approved lots and residential units available for development within the Township—
about 700 of which are single family homes, or comparable condominiums. Since that time 335 
dwellings have been built, but another 90 have been approved. Therefore, it is likely there are 
approximately 450 previously approved lots that are available for development, and the proposed 
PUD would bring that number to about 630. 
 
Staff encourages the Planning Commission to carefully review the standards that must be met in Site 
Plan Review and PUD Chapters to find that a project should be approved. The list of which is 
enclosed. 
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SAMPLE MOTIONS 
 
If the Planning Commission finds the Planned Unit Development meets the applicable standards, 
the following motion can be offered: 
 

Motion to direct staff to draft a formal motion and report of findings, which will 
recommend conditional approval of the Stonewater PUD application, with those 
Zoning Ordinance compliance departures which were discussed and will be found 
in the minutes of this meeting. 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 after the language found in the 
Master Deed, Bylaws, and Declaration of Covenants have been approved by the 
Township Attorney. 

 
If the Planning Commission finds the Planned Unit Development does not meet the applicable 
standards, the following motion can be offered: 
 

Motion to recommend to the Township Board denial of the Stonewater PUD. This is 
based on the application not meeting the requirements and standards set forth by the 
Grand Haven Charter Township Zoning Ordinance and Master Plan. Denial is based 
on the following findings: 

1. List requirements and standards from the enclosed Report of Findings Sample 
that have not been met. 

 
If the Planning Commission finds the applicant must make revisions to the Planned Unit 
Development, the following motion can be offered: 
 

Motion to table the Stonewater PUD, and direct the applicant to make the following 
revisions: 

1. List the revisions. 
 
 
Please contact me prior to the meeting with questions. 



 

 
 

PLANNING COMMISSION REPORT OF FINDINGS 
 
1. The Project meets the site plan review standards of Section 23.06 of the Zoning Ordinance. Specifically, 

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

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

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

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

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

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

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

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

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

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

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

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

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



 
M. Entrances and exits are provided at appropriate locations so as to maximize the convenience and 

safety for persons entering or leaving the site. 

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

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

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

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

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

B. The Project will promote the conservation of natural features and resources through the 
preservation of required open space; 

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

D. The Project will promote the enhancement of housing and traffic circulation for the residents of 
the Township; 

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

F. The Project will promote more economical and efficient use of the land while providing 
harmonious variety of housing choices; and 

G. The Project will promote the preservation of open space.  

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

A. The Project meets the minimum size of five (5) acres of contiguous land. 

B. The Project exhibits significant natural features encompassing more than 25% of the land area, 
which will be preserved as a result of the PUD plan. 

C. The PUD design substantially moves forward the Intent and Objectives of Section 17.01 of the 
Zoning Ordinance. 

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

A. The storm water management system for the Project and the drainage facilities will properly 
accommodate storm water on the site, will prevent run off to adjacent properties, and are 
consistent with the Township's groundwater protection strategies. 

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

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

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



 
E. Vehicular circulation, traffic and parking areas have been planned and located to minimize 

effects on occupants and users of the Project and to minimize hazards to adjacent properties and 
roadways. 

F. Parking requirements for each use have been determined to be in accordance with Chapter 24 
(Parking, Loading Space, and Signs). 

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

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

I. The predominant building materials have been found to be those characteristic of Grand Haven 
Charter Township such as brick, wood, native stone and tinted/textured concrete masonry units 
and/or glass products.  

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

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

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

M. Exterior lighting within the Project complies with Chapter 20A for an LZ2 zone. 

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

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

P. The Project provides adequate accessibility for a single family residential development with 
more than 24 dwelling units (i.e., more than one separate access). 

Q. The driveways providing access to corner lots shall gain access from the lesser traveled of the 
two intersecting streets. 

R. The Project satisfies the minimum open space of 20 percent required by the Zoning Ordinance.  

S. The open space in the Project is large enough and properly dimensioned to contribute to the 
purpose and objectives of the PUD. 

T. The open space in the Project consists of contiguous land area which is restricted to non-
development uses. 

U. The open space shall remain under common ownership or control. 

V. The open space shall be set aside by a means of conveyance approved by the Township Board, 
which conveyance satisfies the requirements of Section 17.05.5.G of the Zoning Ordinance. 

W. The Project does abut single family residential districts. The Project proposes to maintain a 
developed woodlot around the perimeter to act as a natural buffer and screen.  

X. The Project is consistent with the goals and objectives of the Master Land Use Plan. Specifically, 
it is consistent with the Master Plan designation of the property in question. 
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January 20, 2016 
 
 
Ms. Stacey Fedewa 
Planning and Zoning Official 
Grand Haven Township 
13300 168th Avenue 
Grand Haven, Michigan 49417 
 

 
RE: Stonewater Planned Unit Development 
 
 
Dear Ms. Fedewa: 
 
Included with this cover letter, please find twelve (12) copies of the submittal package for the proposed 
Stonewater Planned Unit Development, containing: 
 

1. Location Map 
2. Legal Description 
3. Narrative 
4. Response to November 11, 2015 Community Development Memo 
5. Color Rendering (11x17) 
6. Site Plan Set, pp C-101 to C-102 (11x17)  
7. Parallel Plan, C-103 (11x17) 
8. Open Space Plan, C-104 (11x17) 
9. Landscape Plan Set, L-101 to L-103 (11x17) 
10. Exhibit B 
11. Site Analysis Exhibit (11x17) 
12. Architectural Plans and Elevations 
13. Sample Home Photographs 
14. Gazebo/Pavilion Specifications 
15. Master Deed and Owners Association Documents 
16. Stonewater Traffic Analysis 
17. Ottawa County Water Resources Commissioner Preliminary Approval  
18. Ottawa County Road Commission Preliminary Review and Email Communication 
19. Full Size (24x36) Plan Set 

 
The required application and required fees have previously been furnished to your office.  Additionally, we are 
enclosing and check for $1500 to replenish the escrow fund. 
 
Please note that, while the overall proposed project remains substantially similar to previous submittals, we 
have made the following changes based on further review by the Ottawa County Road Commission (OCRC), 
Ottawa County Water Resources Commissioner’s Office, and Grand Haven Charter Township staff: 
 

 The OCRC is requiring proposed Gardenton Court to be a private road cul-de-sac. 
 The OCRC is requiring a center lane for left turns on Lincoln Street. 
 The OCRC is requiring additional lane width at Lincoln Street for proposed Manchester Drive and 

Riverton Avenue to allow for independent right and left turn movements out of the site. 
 



 

 

 
 Condominium Exhibit B drawings have been revised to only depict the first phase of condominiums. 
 Rear yard setbacks have been increased for several lots within the development. 

 
 
These items are being submitted for public hearing and consideration during the February 15, 2016 Planning 
Commission meeting.  If you have any questions or require additional information, please call me at  
(616) 575-5190. 
 
 
Sincerely, 
 
 
 
 
Rick Pulaski, P.E. 
Principal 
 
 
Enclosures 
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70-07-14-100-010 
 
PART NE 1/4 OF NW 1/4 COM 285 FT E OF NW COR, TH E 15 FT, S 330 FT, W 15 FT, N 330 FT TO BEG. 
SEC 14 T7N R16W 

 
 
70-07-14-100-004 
 
PART NE 1/4 OF NW 1/4 COM 300 FT E OF NW COR, TH E 170 FT, S 170 FT, W 170 FT, N 170 FT TO 
BEG, EXC N 50 FT SEC 14 T7N R16W 

 
 
70-07-14-100-005 
 
NE 1/4 OF NW 1/4, EXC COM NW COR, TH S 330 FT, E 300 FT, N 160 FT, E 170 FT, N 170 FT, W 470 FT 
TO BEG, ALSO EXC N 820 FT OF E 550 FT, ALSO EXC N 50 FT SEC 14 T7N R16W 

 
 
70-07-14-100-008 
 
SE 1/4 OF NW 1/4 SEC 14 T7N R16W 40 A 

 
 



  NARRATIVE 
   STONEWATER PUD 
 
 

Introduction 

The proposed Stonewater Planned Unit Development (PUD) will consist of 118 lots as detached single-family 
homesites, 42 two-family dwellings and 24 three-unit multi-family dwellings (for a total of 184 units).  The 
project will also include 16.10 total acres of open space, 13.73 acres credited, on a development area of 
68.48 acres for a total of 20.1 percent open space.   

This PUD will result in a recognizable and substantial benefit to the ultimate users of the project and to the 
community as it designed to accomplish intent and objectives of Section 17.01 and Section 17.02 as well as 
further the goals of the Grand Haven Township Master Land Use Plan. 

 

Section 15.1704.3.A 

Site Plan Review Standards of Section 23.06.7. A-O 

 

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. 

The proposed Stonewater PUD will enhance the public health, safety and welfare by 
substantially furthering the goals of the Grand Haven Charter Township Zoning Ordinance 
and Master Land Use Plan.  The proposed project meets or exceeds the master plan's goals 
of residential density, preservation of natural features and provides a significant amount 
of useable open space for the Stonewater community.  Additionally, public utilities are 
provided to the site in accordance with the Township's master utility plan, as this area has 
been contemplate for residential land development for a substantial period of time. 

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 proposed entrances onto Lincoln Street will meet local and county standards and have 
been subject to reviews by the Ottawa County Road Commission.  The proposed 
development provides two (2) means of connection onto Lincoln Street which ensures 
adequate emergency access to the neighborhood, and helps to disperse traffic flow.   



Additionally, the site has been designed with a well-connected street network, maximizing 
multiple points of internal access.  Future development consideration for the adjoining 
properties has been properly contemplated, with public roads and public utilities stubbed 
to the south and east. 

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. 

The proposed PUD site has been designed with a safe and efficient circulation system to 
meet local and county standards and has been subject to reviews by the Ottawa County 
Road Commission.  Additionally, the multiple access location onto Lincoln Street promote 
efficient traffic circulation and enhance emergency access. 

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. 

Substantial portions of the existing natural features on the site have been preserved or 
enhanced within the 16.11 acres of designated permanent open space.  Unfortunately, 
many natural features of the site were removed decades ago.  Historic aerial photos reveal 
that the northerly portion of the site was farmed for many decades.  Over the past 10-15 
years, evergreen trees have been planted in this area and it is the goal of the developer 
to transplant many of the trees throughout the proposed site (subject to professional 
landscape consultant review).  The southern portion of the property was stripped of topsoil 
and a large amount of underlying sand was mined and removed from the site.  Significant 
effort will be made to restabilize and revegetate this are with grass, tress, and other 
landscaping.  In addition, the proposed PUD provides a picturesque view shed along Lincoln 
Street with a professionally landscaped property frontage and offering a significant view of 
the large four (4) acre pond. 

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 Stonewater PUD does not contain areas of natural drainage or wetlands 
requiring protection and/or preservation. 

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. 

The proposed Stonewater PUD has been designed to preserve natural vegetation around 
the perimeter and along Lincoln Street for reasonable visual and sound privacy for all 
dwellings units located within.  Furthermore, the frontage along Lincoln Street will be 
supplemented with professional landscaping to accomplish these purposes.  Finally, no 
unusually loud or clamorous uses are proposed for the site, as the proposed neighborhood 
will be in conformance with the density of land use designated in the Master Plan, which 



was assembled and adopted by the Township and its citizens, and has anticipated a 
residential neighborhood for at least ten years. 

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. 

The proposed Stonewater PUD has been designed with well connected, safe and efficient 
street network and has been subject to review by both the Ottawa County Road 
Commission and the Township Fire Chief.  The site has been carefully designed to promote 
inter-connected streets and pedestrian corridors, and there are two (2) entrances onto 
Lincoln Street.  Additionally, because the site will be developed in phases, the developer 
has offered to provide an emergency connection to the site beginning in Phase Two.  

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. 

As previously stated, the proposed PUD site has been designed with a safe and efficient 
circulation system to meet local and county standards and will be subject to reviews and 
approvals by the Ottawa County Road Commission. 

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 ponds, which serve primarily as useable Open Space for all the residents of the PUD, 
also will serve to treat and detain stormwater runoff.  The detention of storm water within 
the ponds will restrict runoff to its pre-development rate (or less) in accordance with the 
requirements of the Ottawa County Water Resources Commissioner’s Office.  Surface 
runoff onto lots will be directed to the ponds via overland flow (for lots abutting the ponds) 
or via catch basin and storm sewers.  Catch basins in the road will be provided with 
sediment sumps to prevent contaminants from being discharged into the proposed ponds.  
The proposed ponds will also serve as infiltration areas, allowing storm water runoff to 
recharge the groundwater table. 

  



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. 

Exterior lighting at the proposed Stonewater PUD will conform to Lighting Zone 2 (LZ2) 
requirements and all other applicable regulations within Section 20.A; therefore, it will not 
interfere with motorists and will be minimized to reduce light pollution and preserve the 
rural character of the Township. 

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. 

  Not applicable 

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. 

The two (2) proposed entry roads into the Stonewater PUD have been reviewed by the 
Ottawa County Road Commission (OCRC) and have been found to be acceptable.  Two, 
separate entrances have been provided to maximize the convenience and safety of the 
future residents.  These two entrances have been reviewed by the OCRC, and they were 
approved in their November 2014 OCRC Board meeting. 

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. 

Care has been taken to ensure the site plan for the proposed Stonewater PUD has been 
designed to conform to all applicable requirements of County, State, Federal, and Township 
statues and ordinances. 

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. 

The proposed Stonewater PUD has been designed to preserve natural vegetation around 
the perimeter and along Lincoln Street not only for visual and sound privacy for all dwellings 
units located within, but also to minimize any potential effects on adjacent lands.  Fencing 
of individual yards will be allowed by individual homeowners, subject to the standards of 
the Homeowner’s Association. 



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

The proposed use of this site is consistent with the goals and objectives of the Grand 
Haven Township Master Plan as this site is future planned to be medium density residential.  
The proposed density of the site is calculated to be approximately 2.68 units per acre.  This 
density is not only in line with R-2 zoning district, which a future medium density residential 
designation corresponds with in the current zoning ordinance, but also meets the criteria 
of the allowable PUD density with the 8% density bonus for over 20% open space. 

Additionally, with all potential bonuses, the site could contain up to 214 units, yet is 
proposed with substantially less units at 184 units.  Again, this is line with keeping with 
the spirit and intent of the Township’s Master Plan for the area. 

 

Section 15.1704.3.B 

The Intent and Objectives and Qualifications for a PUD 

 

15.1701      SECTION 17.01      INTENT AND OBJECTIVES 

4. Any Planned Unit Development shall be designed to accomplish one or more of the 
following objectives: 

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

 The proposed Stonewater PUD has been designed to highlight the natural character of the 
land through the preservation of natural resources and providing significant amounts of 
open space.  Substantial portions of the existing natural features on the site have been 
preserved or enhanced within the nearly 16.11 total acres, 13.73 credited acres, of 
designated permanent open space.  Evergreen trees have been planted on site and it is 
the goal of the developer to transplant many of the trees throughout the site.  In addition, 
the proposed PUD provides a picturesque viewshed along Lincoln Street with a 
professionally landscaped front entrance and significant view of the large four (4) acre 
pond. 

B. To promote the conservation of natural features and resources; 

 The proposed Stonewater PUD promotes the conservation of natural features and 
resources through the permanent designation of land as open space.  The proposed PUD 
contains 16.10 total acres of open space, 13.73 credited acres of open space, on a 
development area of 68.48 acres for a total of 20.1 percent open space.  Most of the 
natural features of the site were removed decades ago.  Historical aerial photos reveal that 
the northerly portion of the site was farmed for many decades.  Over the past 10-15 years, 
evergreen trees have been planted in this area and it is the goal of the developer to 
transplant many of the trees throughout the proposed site.  The southern portion of the 
property was stripped of topsoil and a large amount of underlying sand was mined and 
removed from the site.  Significant effort will be made to restabilize and revegetate this 
area with grass, trees and other landscaping. 



C. To encourage innovation in land use planning and development; 

 The proposed Stonewater PUD has been innovatively designed to provide three (3) distinct 
residential uses including single family detached dwelling units, two family attached 
dwelling units and multi-family attached dwellings units with three (3) units.  This type of 
innovative design is only accomplished through a Planned Unit Development.  Additionally, 
two (2) large ponds are provided.  All residents of the PUD will be allowed access to the 
both the north and the south ponds, along with their centrally located beach area and the 
community pavilion area.    Additionally, a small playground will be provided for residents 
with small children. 

D. To promote the enhancement of housing, commercial and industrial 
employment, traffic circulation, and recreational opportunities for the residents 
of the Township; 

 The proposed Stonewater PUD will result in a recognizable and substantial benefit to the 
ultimate users of the project and to the community through housing and recreational 
opportunities, which include pedestrian connections throughout the site and access to the 
ponds for viewing and recreation.  The proposed development provides two (2) means of 
connection onto Lincoln Street which ensures adequate emergency access to the 
neighborhood, and helps to disperse traffic flow.  Additionally, the site has been designed 
with a well-connected street network, maximizing multiple points of internal access.  
Recreational opportunities for the residents of Stonewater include use of either of the 
ponds (swimming, fishing, non-motorized boating and canoeing, kayaking, etc.), generous 
sidewalks for walking, and an ample open area near lot 59 for playing catch or throwing a 
frisbee. 

E. To promote and ensure greater compatibility of design and better use between 
neighboring properties; 

 The proposed Stonewater PUD will promote and ensure compatibility of design and better 
use between neighboring properties as it substantially furthers the residential density goals 
and objectives of the Grand Haven Charter Township Master Land Use while preserving 
natural features.  Hunter Woods, a relatively high density residential development lies near 
the subject parcel, and the Cutter Park Subdivision is situated immediately to the northeast 
of the proposed Stonewater PUD.  The surrounding sites call for future residential 
development, and public utilities have been planned for the area. 

F. To promote more economical and efficient use of the land while providing 
harmonious variety of housing choices and the integration of necessary 
commercial and community facilities; and 

 The proposed Stonewater PUD has been innovatively designed to provide an economical 
and efficient use of the land by providing a total of 184 housing units in three (3) distinct, 
yet harmonious styles (single family detached homes, duplex condominiums, and three-
unit condominiums) while incorporating 16.11 total acres of permanently designated open 
space. 

G. To promote the preservation of open space for parks, recreation or agriculture. 

 The proposed Stonewater PUD promotes the preservation of open space by permanently 
designating 16.11 total acres of open space, 13.73 credited acres of open space, on a 
development area of 68.48 acres for a total of 20.1 percent open space. 



 

15.1702      SECTION 17.02      QUALIFICATIONS 

1. A PUD shall not be accepted for consideration unless the following requirements are 
met: 

A. The minimum size of a PUD shall be five (5) acres of contiguous land [...] 

 The proposed Stonewater PUD contains a total of 68.48 acres. 

 

B. The proposed development must also demonstrate at least one (1) of the 
following conditions: 

1)  The PUD contains two (2) or more separate and distinct uses, for example, 
single family and multiple dwellings. 

 The proposed Stonewater PUD contains three (3) distinct residential uses including 
single family detached dwelling units, two family attached dwelling units and three unit 
attached dwellings. 

2)  The PUD site exhibits significant natural features encompassing more than 
twenty-five percent (25%) of the land area of the PUD which will be 
preserved as a result of the PUD plan, such as, but not limited to, dunes, 
wetlands, forested areas, etc. 

 While significant natural features are limited, the site has been agricultural in use and 
strip-mined decades ago.  Care will be taken to provide new vegetation and substantial, 
useable open space. 

3)  The PUD site has distinct physical characteristics which makes compliance 
with the strict requirements of this Ordinance impractical. 

 The proposed Stonewater PUD has permanently designated 16.11 acres of open space, 
13.73 credited acres of open space, on a development area of 68.48 acres for a total 
of 20.1 percent open space.  Such a large preservation of land is best suited as a 
planned unit development in order to achieve the highest level of innovation and 
design.  Additionally, the strict requirements of the zoning ordinance do not allow for 
two-unit and three-unit condominiums, which are an integral component of the 
proposed Stonewater PUD. 

4)  The proposed design of the PUD includes innovative development concepts 
that substantially forward the Intent and Objectives of Section 17.01, or 
permit an improved layout of land uses, roadways, or other site features 
that could not otherwise be achieved under normal zoning. 

 The proposed Stonewater PUD has been innovatively designed to provide three (3) 
distinct residential uses including single family detached dwelling units, two family 
attached dwelling units and multi-family attached dwellings units with three (3) units.  
This type of innovative design could not otherwise be achieved under normal zoning. 

 



Section 15.1704.3.C 

The General PUD Design Considerations of Section 17.05 

 

1. Infrastructure:  
 

A. Storm sewers, drains, and/or retention and detention areas or natural water 
areas shall be located so as to properly accommodate stormwater on the site 
and prevent runoff to adjacent properties. The design of storm water 
management systems and drainage facilities shall be consistent with the 
groundwater protection strategies of the Township.  

 
The two proposed ponds, which serve primarily as useable open space for all the residents 
of the PUD, also will serve to detain stormwater runoff.  The detention of storm water 
within the ponds will restrict runoff to its pre-development rate (or less) in accordance with 
the requirements of the Ottawa County Water Resources Commissioner’s Office, and will 
provide for groundwater recharge via infiltration into the site’s sandy soils.  Surface runoff 
onto lots will be directed to the ponds via overland flow (for lots abutting the ponds) or via 
catch basin and storm sewers.  Catch basins in the road will be provided with sediment 
sumps to prevent contaminants from being discharged into the proposed ponds. 

B.  The proposed use(s) shall not interfere with or unduly burden water supply 
facilities, sewage collection and disposal systems, school facilities, park and 
recreational facilities, and other public services.  

 
The proposed use of this site is consistent with the goals and objectives of the Grand 
Haven Township Master Plan as this site is future planned to be medium density residential.  
The proposed density of the site is calculated to be approximately 2.68 units per acre which 
is in line with the R-2 zoning district and a future medium density residential designation.  
In fulfilling the goals and objectives of the Master Plan and not exceeding the desired 
density and by connecting to the sanitary sewer and watermain that have been planned 
long ago for this site, the proposed Stonewater PUD will not unduly burden any public 
services. 

 
C.  Utility services within the proposed PUD shall be underground, including but 

not limited to electricity, gas lines, telephone, cable television, and public water 
and sanitary sewer.  

   
All public and private utility services with the proposed Stonewater PUD will be buried.  
  

D.  The road system in a PUD shall be designed to limit destruction of existing 
natural vegetation, and decrease the possibility of erosion.  
 
A substantial perimeter buffer of trees will be preserved around the development, and site 
design and construction will conform to the requirements of the Ottawa County Soil Erosion 
and Sedimentation Control Office.  “Best Management Practices” (such as silt fences, 
cobbles/stones at pipe outlets, grassed erosion control matting, etc.) will be employed to 
minimize and prevent erosion both onsite and offsite.  Additionally, development of the 
site will serve to stabilize the existing raw areas of land within the property where previous 
mining operations and recreational vehicles have destabilized the vegetation. 

 



E.  Vehicular circulation, traffic, and parking areas shall be planned and located to 
minimize effects on the occupants and users of the PUD and to minimize 
hazards to adjacent properties and roadways.  

 
The proposed Stonewater PUD has been designed with a safe and efficient circulation 
system to meet local and county standards, to minimize effects on the occupants and users 
of the PUD, and to minimize hazards to adjacent properties and roadways.  Lincoln Street 
Holdings has provided at least two means of access to each site within the proposed 
development. 
 
 

F.  Parking requirements for each use shall be determined in accordance with 
Chapter 24 (Parking, Loading Space, and Signs).  

 
Parking for all three (3) residential use styles will be provided for through attached garages 
and corresponding driveways in accordance in Section 24.02(4) and in accordance with 
the proposed deed restrictions for the PUD.  The proposed development provides two (2) 
means of connection onto Lincoln Street which ensures adequate emergency access to the 
neighborhood, and helps to disperse traffic flow.  Additionally, the site has been designed 
with a well-connected street network, maximizing multiple points of internal access.  Future 
development consideration for the adjoining properties has been properly contemplated, 
with public roads and public utilities stubbed to the south, east, and west. 

G.  Street lighting shall be installed in the same manner as required under the 
Grand Haven Charter Township Subdivision Control Ordinance.  

 
Exterior lighting within the proposed Stonewater PUD will conform to Lighting Zone 2 (LZ2) 
requirements and all other applicable regulations within Section 20.A of the Zoning 
Ordinance and also the requirements of the Grand Haven Charter Township Subdivision 
Control Ordinance. 

 
2.  Building and Grounds:  
 

A.  The proposed buildings within the PUD, including consideration for bulk, 
placement, architecture, and type of materials shall be compatible with like 
buildings within the PUD as well as generally compatible with buildings in the 
general vicinity.  

 
1)  Buildings shall be sited to protect natural features. Natural features such 

as natural grade, trees, vegetation, water bodies, and others are 
encouraged to be incorporated into the site plan.  

 
The proposed Stonewater PUD has been designed to protect or enhance natural 
features and accommodate a significant amount of open space.  As previously 
noted, many of the natural features of the site were removed long ago.  Along 
with construction of new buildings, the site will be revegetated with grass, trees, 
shrubs and other landscaping. 

 
2)  Mechanical equipment and service areas shall be visually screened from 

adjacent properties, public roadways, or other public areas.  
Architectural designs for buildings shall include design features to 



contain and conceal all heating, ventilation, air conditioning units, trash 
enclosures, dumpsters, loading docks and service yards.  

 
The proposed Stonewater PUD is an entirely residential PUD.  Dumpsters, loading 
docks, and service yards will not be permitted.  Heating, ventilation, and air 
conditioning units will be concealed using typical residential design and 
construction techniques. 

 
3)  Buildings with exterior walls greater than fifty (50) feet in horizontal 

length shall be constructed using a combination of architectural features 
and a variety of building materials and landscaping near the walls.  

 
The future homes within the proposed Stonewater PUD will use a combination of 
architectural features, building articulation, generous windows, a variety of 
materials, and have landscaping near the walls. 

 
4)  Walls which can be viewed from public streets shall be designed using 

architectural features, such as recesses, projections, wall insets, 
arcades, window display areas, awnings, balconies, window projections, 
landscape structures or other features that complement the design 
intent of the structure and landscaping abutting the building for at least 
fifty percent (50%) of the wall length. Other walls shall incorporate 
architectural features and landscaping for at least thirty percent (30%) 
of the wall length.  

   
The proposed Stonewater PUD is an entirely residential PUD, however, the 
residences will utilize on-site landscaping and architectural features subject to a 
review committee to accent the homes and complement the design intent. 

 
5)  On-site landscaping shall abut the walls so that the vegetation combined 

with the architectural features significantly reduce the visual impact of 
the building mass as viewed from the street.  

 
The proposed Stonewater PUD utilizes open space and a picturesque view of the 
proposed pond to enhance the view from the street.  Homesites are planned to be 
at least 200 feet from Lincoln Street.  Within the proposed PUD, each home site 
will utilize on-site landscaping to accent the home as viewed from the street. 

   
6)  The predominant building materials should be those characteristic of 

Grand Haven Township such as brick, wood, native stone and 
tinted/textured concrete masonry units and/or glass products. Other 
materials such as smooth-faced concrete block, undecorated tilt-up 
concrete panels, or pre-fabricated steel panels should only be used as 
accents and not dominate the building exterior of the structure. Metal 
roofs may be allowed if compatible with the overall architectural design 
of the building.  

 
The future homes within the Stonewater PUD will be constructed with high quality 
materials and utilize many of the building materials characteristic to Grand Haven 
Township. 

 



7)  Exterior colors shall be of low reflectance, subtle, neutral or earth tone 
colors.  High intensity colors such as black, neon, metallic or fluorescent 
for the facade and/or roof of the building are prohibited except as 
approved for building trim.  

 
The future homes within the Stonewater PUD will not be constructed with any high 
intensity colors. 
 

 
B.  Landscaping, natural features, open space, and other site amenities shall be 

located so as to be convenient to the occupants or visitors to the PUD.  
 

While the proposed Stonewater PUD shows four (4) separate dedicated open space areas, 
all properties within the PUD, including visitors, may utilize any of the open space areas.  
Adequate access to each open space area is provided at a public road and not abutting 
any build sites.  All residents of the PUD will be allowed access to the both the north and 
the south ponds, along with their centrally located beach area and the community pavilion 
area. 

 
C.  The PUD shall be reasonably compatible with the natural environment of the 

subject premises and adjacent premises.  
 

A substantial perimeter buffer of trees will be preserved around the development, where 
possible, and site design and construction will conform to the requirements of the Ottawa 
County Soil Erosion and Sedimentation Control Office.  “Best Management Practices” (such 
as silt fences, cobbles/stones at pipe outlets, grassed erosion control matting, etc.) will be 
employed to minimize and prevent erosion both onsite and offsite.  Additionally, 
development of the site will serve to stabilize the existing raw areas of land within the 
property where recreational vehicles have destabilized the vegetation. 

 
D. The PUD shall not unduly interfere with the provision of adequate light or air, 

nor overcrowd land or cause a severe concentration of population.  
 

The proposed density of the Stonewater PUD is calculated to be approximately 2.68 units 
per acre.  This density is in line with R-2 zoning district, which a future medium density 
residential designation corresponds with in the current zoning ordinance, and it also meets 
the criteria of the allowable PUD density with the 8% density bonus for over 20% open 
space.  Therefore, the land will not be overcrowded nor will there be a severe concentration 
of population. 

E.  Exterior lighting shall be regulated in accordance with Section 20.A in this 
Ordinance.  

 
Exterior lighting at the proposed Stonewater PUD will conform to Lighting Zone 2 (LZ2) 
requirements and all other applicable regulations within Section 20.A. 

 
F.  No outside storage of materials shall be permitted unless screened as outlined 

in Section 20.11 (Screening Requirements).  
   

The proposed Stonewater PUD is an entirely residential PUD in a residential zoned area, 
therefore, there are no screening requirements per Section 20.11.   

 



G.  Signs in a Commercial, Industrial, or Mixed-Use PUD shall be regulated by 
Chapter 24 (Parking, Loading Space, and Signs), unless specific modifications 
are made by the Township Board, after recommendation from the Planning 
Commission.  

 
  Not applicable 
 
3.  General Considerations:  
 

A.  The proposed PUD shall not have a substantially detrimental effect upon, nor 
substantially impair the value of, neighborhood property.  

 
This PUD will result in a recognizable and substantial benefit to the ultimate users of the 
project and to the community by substantially furthering the goals of the Grand Haven 
Charter Township Zoning Ordinance and Master Land Use Plan.  Therefore, it shall not be 
detrimental nor substantially impair the value of neighborhood property.   

 
B.  The proposed development shall be in compliance with all applicable Federal, 

State, County, and local laws and regulations. Any other permits for 
development that may be required by other agencies shall be available to the 
Township Board before construction is commenced.  

 
Care has been taken to ensure the proposed Stonewater PUD has been designed to 
conform to all applicable requirements of County, State, Federal, and Township laws and 
regulations. 

 
4.  Access Provisions:  
 

A.  A maximum of one (1) driveway or street opening per existing public street 
frontage shall be permitted for the PUD. Additional driveways may be permitted 
provided that such drive is constructed and permitted to share access with 
other uses within the PUD, or an adjoining principal use or existing lot.  

 
The proposed Stonewater PUD has two (2) points of ingress and egress on Lincoln Street, 
which have both been approved by the Ottawa County Road Commission.  The property 
spans over 500 feet of frontage along Lincoln Street and will serve 184 dwelling units. 

B.  The Planning Commission may permit additional driveways, if justified by a 
professional traffic study provided by the applicant or owner indicating the 
need for such additional driveways.  

 
The proposed Stonewater PUD has two (2) points of ingress and egress on Lincoln Street, 
which have both been approved by the Ottawa County Road Commission.  The property 
spans over 500 feet of frontage along Lincoln Street and will serve 184 dwelling units. 

C.  Parking lots and driveways providing access to corner lots shall be required to 
gain sole access from the lesser traveled of the two (2) intersecting streets. For 
the purposes of this paragraph, lesser traveled shall mean the street having the 
lowest daily traffic volume, or as may be determined by the Planning 
Commission where traffic count information is not available or was counted 
more than two (2) years prior to the date of the application submission.  

 
Not applicable 



 
 
 

 
5.  Open Space Requirements:  
 

A.  To the extent possible, dedicated open space areas shall be continuous and 
contiguous throughout the PUD with adequate access, through easements or 
other similar arrangements, such that all properties within the entire PUD may 
utilize the available open space. Adequate access will be determined to exist if 
a minimum of 25% of the space is not abutted by building sites but, rather, is 
open to the residents of the development so that they can walk into the open 
space area.  

 
While the proposed Stonewater PUD shows four (4) separate dedicated open space areas, 
all properties within the PUD may utilize any of the open spaces.  Adequate access to the 
open space areas is maintained as at least twenty-five (25) percent of the overall area is 
open and not abutted by building sites. 

 
B.  Open space areas shall be large enough and of proper dimensions so as to 

contribute significantly to the purpose and objectives of the PUD.  
 

Each area of open space within the proposed Stonewater PUD contributes significantly to 
the purpose of the PUD and overall permanently designated open space.  Open space 
areas include natural green space and open park areas, pond areas and even space 
dedicated as a play area for children.  Each of these areas are not only large enough to 
contribute significantly to the purpose and objectives of the PUD, but also varied in style 
to provide desirable open space to all potential future residents. 

 
C.  Designated open space shall consist of contiguous land area which is restricted 

to non-developmental uses. The following land within the boundaries of a PUD 
shall not be included as meeting the requirements for open space:  

 
1)  Any area which is used for roads, streets, alleys, right-of-way 

easements, etc.  
 

Roads, streets, alleys, right-of-way easements are not counted toward open space. 
 

2)  Any area devoted to a building lot, accessory use or building, vehicle 
parking, and any approved land improvement.  

 
Building lots, accessory uses or buildings, vehicle parking, and any approved land 
improvements are not counted toward open space.   
 

 
3)  Any area less than fifty (50) feet in width, unless specifically permitted 

by the Planning Commission.  
 

All areas counted toward the credited open space are more than 50 feet in width.    
Only those areas greater than 50 feet have been counted toward the required 
open space. 



 
D.  Any significant natural features of the land shall be included within the 

designated open spaces. Examples include: dunes, wetlands, woodlands, steep 
slopes, etc.  

 
The proposed Stonewater PUD has been designed to protect or enhance natural features 
and accommodate a significant amount of open space.  As previously noted, many of the 
natural features of the site were removed long ago.  Along with construction of new 
buildings, the site will be revegetated with grass, trees, shrubs and other landscaping. 

 
E.  Minor structures or buildings which are accessory to the designated open space 

may be erected in accordance with the requirements of Section 20.03 
(Accessory Buildings and Structures).  

 
Playground equipment and a small pavilion area are proposed to create a more active open 
space. 

 
F.  Designated open space shall be under common ownership or control, so a single 

entity has proprietary responsibility. Documentation of ownership or control 
shall be provided to the Township.  

 
Upon approval of the proposed Stonewater PUD, permanently designated open space shall 
be placed under common control per Sec. 17.05, 5, G below. 

 
G.  Designated open space shall be set aside by means of a conveyance approved 

by the Township Board. The conveyance shall state and outline:  
 

1)  that the open space is protected from all forms of development except 
as shown on the approved site plan;  

2)  that the open space shall not be changed to another use without the 
consent of the Township;  

  3)  the proposed allowable use of the designated open space;  
4)  that the designated open space is maintained by the parties who have 

an ownership interest in the open space;  
  5)  the scheduled maintenance of the open space; and,  

6)  that the maintenance of the open space may be undertaken by the 
Township in the event that the open space is inadequately maintained 
or becomes a nuisance. Further that, any costs incurred by the Township 
for such maintenance shall be assessed against the property owners.  

 
Conveyance of the Open Space will conform to the above requirements. 

 
6.  Transition Areas.  
 

A.  Where the PUD abuts a single family residential district, the Township Planning 
Commission or Board may require a transition area.  

 
The proposed Stonewater PUD is an entirely residential PUD in a residential zoned area, 
therefore, no formal transition areas should be required.  In addition, the PUD has been 
designed to preserve natural vegetation around the perimeter and for privacy for all 
dwellings units located within and to minimize any potential effects on adjacent lands.  

 



 
B.  A required transition area may consist of one (1) or more of the following:  

 
1)  A row of single-family lots or condominium sites within the PUD similar 

to the adjacent single family development in terms of density, lot area, 
lot width, setbacks and building spacing.  

2)  Woodlands, natural features or a landscaped greenbelt sufficient to 
provide an obscuring effect.  

  3)  Open or recreation space sufficient in depth to provide adequate  
   separation.  

4)  Significant changes in topography which provide an effective buffer.  
 

The proposed Stonewater PUD has been designed to preserve natural vegetation around 
the perimeter and along Lincoln Street for reasonable visual and sound privacy for all 
dwellings units located within.   

C.  Grading within the transition area shall be minimal unless needed to provide 
effective buffering or accommodate drainage. If the grade change is to be 
varied by more than three (3) feet, the site plan shall include cross sections 
illustrating existing and proposed grades in relation to existing and proposed 
building heights.  

 
It is the intent of the development to minimize grading near the perimeter of the site and 
to preserve perimeter vegetation where practical.  The site contains several small hills 
throughout the property.  These small hills will be leveled to create buildable sites and an 
appropriately graded roadway. 

 

Section 15.1704.3.D 

Consistent with the Goals and Objectives of the Grand Haven Charter Township Master Land 
Use Plan 

The proposed use of this site is consistent with the goals and objectives of the Grand Haven Township 
Master Plan as this site is future planned to be medium density residential.  The proposed overall density 
of the site is calculated to be approximately 2.68 units per acre.  This density is in line with R-2 zoning 
district, which a future medium density residential designation corresponds with in the current zoning 
ordinance. 
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January 20, 2016 
 
Stonewater PUD – Community Development Response Items 
 
The following revisions have been made to the plans and submittal documents based on the Grand Haven 
Charter Township (GHCT) Community Development Memo dated November 11, 2015 and subsequent 
correspondence with GHCT: 
 
 
 
 

 Based on the November 12, 2015 correspondence with Grand Haven Charter Township Community 
Development, we understand that the Fire & Rescue Department has approved the proposed plan.   

 
 
Public Services Department 
 

 
 Based on the November 11, 2015 correspondence with Grand Haven Charter Township Community 

Development, we understand that the Public Services Department has conditionally approved the 
proposed plan.   

 
 
 
 
General Items 
 

 Brookneal Street is no longer shown in two locations.  Hawley Street replaces Brookneal Street in the 
condominium area. 
 

 The Traffic Analysis has been corrected.  The corrected version is included with the submittal. 
 

 Bulk design requirements are now shown on the plan set for single-family detached lots, attached 
two-unit condominiums, and attached three-unit condominiums. 
 

 

 Stormwater Detention Area and Stormwater Management 
In previous submittals, the stormwater detention areas were depicted schematically based on rough 
estimates of required sizing, and supporting design work and calculations had not been completed.  
 
In this submittal, all supporting detention basin calculations have been completed, and the detention 
basin in the parallel plan has been depicted with proposed contours and design grades that meet the 
required volume as determined by the detention basin calculations. These calculations are depicted 
on Sheet C-103. 
 
Additionally, the Ottawa County Water Resources Commission has granted Preliminary Approval for 
the project. 
 

 The Ottawa County Road Commission (OCRC) has determined that a left turn lane in Lincoln Street 
will be required as part of the overall project improvements.  Additionally, the OCRC is requiring 
additional road width at both Manchester Drive and Riverton Avenue to allow for independent right 
turn and left turn movements. 

  

Fire/Rescue Department  

Public Services Department  

Community Development Department  



 

 

Planned Unit Development Ordinance 

 Departures from the zoning ordinance are as follows: 
 

Item R-2 Criteria PUD 

Detached Single Family Lots 

Lot Size  13,000 sq ft (min) 8,100 sq ft (min) 
Rear Yard 50 ft (min) 25 ft (min) 

Side Yard 10 ft to lot line (min), 25 ft 
total (min) 

8 ft to lot line (min), 16 
ft total (min) 

   

Attached Two-Unit Condominium Sites 

Lot Size (Attached Two- Unit) 13,000 sq ft (min) 3,250 sq ft (min) 
Rear Yard 50 ft (min) 0 ft (min) 

Side Yard 10 ft to lot line (min), 25 ft 
total (min) 0 ft to lot line (min) 

Building Separation na 16 ft 
   
Attached Three-Unit Condominium Sites 
Lot Size (Attached Three-Unit) 13,000 sq ft (min) 3,250 sq ft (min) 
Rear Yard 50 ft (min) 0 ft (min) 

Side Yard 10 ft to lot line (min), 25 ft 
total (min) 0 ft to lot line (min) 

Building Separation na 16 ft 
 
 

Site Plan Review 

 The Ottawa County Water Resources Commissioner’s Office has granted Preliminary Approval. 
 Staff at the Ottawa County Road Commission (OCRC) has provided their comments, which are 

included in this submittal.  The project will be considered at the January 21, 2016 OCRC Board 
meeting, and with staff support, it is anticipated that it will be approved. 
 

Site Condominium Requirements 

 The Exhibit B Condominium survey drawings have been revised to include only the first phase of 
condominium development. 

 Lower levels of the condominiums have been clarified as foundation floors/basements. 

 
Landscape Plans 

 Road width discrepancies have been corrected. 
 Planting plan discrepancies have been corrected. 
 Additional tree species have been added to the Landscape Plans to provide more species diversity. 
 Lower levels of the condominiums have been clarified as foundation floors/basements.  Floor 

elevations have been provided. 

 
Attorney Review 

 The developer’s attorney has prepared Owner Association and Master Deed documents for review.  
We understand that the developer’s attorney and the township attorney plan to discuss these 
documents to clarify several items to the township’s satisfaction. 
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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1) PROPOSED ZONING OF PROPERTY: PUD
PUD ZONING REQUIREMENTS
SINGLE FAMILY LOT BULK DESIGN REQUIREMENTS (SEE CONDO REQUIREMENTS THIS SHEET)

A) MINIMUM LOT AREA = 8,100 SQ.FT.
B) MINIMUM LOT WIDTH = 70 FT.

SETBACKS
A) FRONT YARD = 35 FT.
B) SIDE YARD = 8 FT. / 16 FT. TOTAL
C) REAR YARD = 25 FT.TYP. (30 FT: LOTS 27,34,75-78,110-118) (35 FT: LOTS 35,67,70,74,79,90,108,109)

                             (45 FT: LOTS 37, 68) (50 FT: LOTS 28-31,36,69,73,80)
2) SUMMARY OF LAND USE:

OVERALL
A) TOTAL ACREAGE = 68.48 ACRES (2,982,989 SQ.FT.) (EXCLUDING LINCOLN ST. R.O.W.)
B) OVERALL TOTAL OPEN SPACE = 16.10 ACRES (23.5%)(SEE SHEET C-104)
C) CREDITED OPEN SPACE = 13.73 ACRES (20.1%)(SEE SHEET C-104)
D) AREA OF PROP. BUILDINGS = 341,862 SQ.FT. (INCLUDING CONDO BLDGS AND A 1,800 SQ.FT.

                                                                                                    BLDG/ LOT)
E) AREA OF PROP. BITUMINOUS = 281,735 SQ.FT.
F) AREA OF PROP. CONCRETE = 49,420 SQ.FT.
G) TOTAL LENGTH OF STREET = 9,244 LF.
H) ALLOWABLE DENSITY = PARALLEL PLAN + 8% BONUS

= 171 UNITS X 1.08 = 185 UNITS (ROUNDED TO NEAREST WHOLE
      NUMBER)

I) TWO UNIT CONDOS (21) = 42 UNITS
THREE UNIT CONDOS (8) = 24 UNITS
TOTAL CONDO UNITS = 66 UNITS

J) TOTAL SINGLE FAMILY LOTS = 118 LOTS
K) TOTAL RESIDENTIAL UNITS = 184 UNITS

PHASE NO. 1
A) TOTAL ACREAGE = 20.44 ACRES (890,404 SQ.FT.) (EXCLUDING LINCOLN ST. R.O.W.)
B) TOTAL OPEN SPACE = 8.94 ACRES
C) TOTAL LENGTH OF STREET = 1,836 LF.
D) TOTAL SINGLE FAMILY LOTS = 31 LOTS

3) GENERAL REQUIREMENTS
A) NORWALK STREET, MANCHESTER DRIVE, LELAND DRIVE, EMERSON ROAD, BROOKNEAL STREET,

GLENBURN AVENUE, WESTOVER ROAD, RIVERTON AVENUE, AND BEDFORD DRIVE (STUB) WILL BE
DEDICATED TO THE PUBLIC AND WILL BE CONSTRUCTED PER OTTAWA COUNTY STANDARDS AND
SPECIFICATIONS. GARDENTON COURT, NEWBRIDGE AVENUE, HAWLEY STREET, AND ELLSWORTH
AVENUE WILL BE PRIVATE ROADS AND SHALL MEET THE MINIMUM IMPROVEMENTS DESCRIBED IN
SECTION 4.3 OF THE GRAND HAVEN CHARTER TOWNSHIP ZONING ORDINANCE.

B) ALL STREETS WITH ATTACHED CONDOMINIUMS WILL BE PRIVATE. THE PRIVATE ROADS SHALL MEET
THE MINIMUM IMPROVEMENTS DESCRIBED IN SECTION 4.3 OF THE GRAND HAVEN CHARTER
TOWNSHIP ZONING ORDINANCE.

C) THIS PROJECT WILL BE SERVICED BY PUBLIC UTILITIES - SANITARY SEWER, STORM SEWER, WATER,
BURIED ELECTRIC, TELEPHONE, CABLE TV, AND GAS.

D) THIS PROJECT IS NOT LOCATED IN AN AREA OF THE 100 YEAR FLOODPLAIN BASED ON THE NATIONAL
FLOOD INSURANCE RATE MAPS.

E) THIS PROJECT SHALL CONFORM TO THE OTTAWA COUNTY SOIL EROSION AND SEDIMENTATION
CONTROL ORDINANCE.

F) ALL STORM SEWERS SHALL BE LOCATED WITHIN A MINIMUM 20 FT. DRAINAGE EASEMENT.
G) ALL STORM SEWER EASEMENTS WILL BE MAINTAINED BY A DRAINAGE DISTRICT ESTABLISHED BY A

433 AGREEMENT WITH THE OTTAWA COUNTY WATER RESOURCE COMMISSIONER.
H) CONTOURS ARE DEPICTED AT 2 FOOT INTERVALS.
I) EMERGENCY ACCESS ROAD SHALL BE MAINTAINED AT ALL TIMES. MAINTENANCE SHALL BE THE

RESPONSIBILITY OF THE HOME OWNERS ASSOCIATION. EMERGENCY ACCESS ROAD SHALL BE
CONSTRUCTED CONCURRENT WITH PHASE TWO, AND SHALL CONNECT THE EAST END OF NORWALK
STREET TO LINCOLN STREET APPROXIMATELY 400 FT. EAST OF RIVERTON AVENUE.
ALTERNATIVELY, AT THE DEVELOPERS DISCRETION, PHASE FOUR MAY BE CONSTRUCTED AS THE
SECOND PHASE AND PHASE TWO WOULD BE CONSTRUCTED AS THE FOURTH PHASE. ALL OTHER
PHASES WOULD REMAIN AS DEPICTED.
THE GRAVEL BASE AND SAND SUBBASE SHALL BE CONSTRUCTED TO THE STANDARDS OF THE
OTTAWA COUNTY ROAD COMMISSION (SECTION IV.G.8).

J) DRIVEWAYS PROVIDING ACCESS TO CORNER LOTS SHALL BE REQUIRED TO GAIN SOLE ACCESS FROM
THE LESSER TRAVELED OF THE TWO (2) INTERSECTING STREETS. LOTS SHALL BE PROHIBITED FROM
GAINING ANY DRIVEWAY ACCESS ON LINCOLN STREET.
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30'

ATTACHED CONDOMINIUM LOT DETAIL
N.T.S.

30
'
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T. 66
'

R.
O.

W
.

16'
MIN.

10
'

20
'

MI
N.

LOT LINE

R.O.W.

MINIMUM BULK DESIGN REQUIREMENTS
FOR ATTACHED CONDOMINIUMS

TWO UNIT THREE UNIT
1) FRONT YARD = 10 FT. 10 FT.

SIDE YARD = 0 FT. 0 FT.
REAR YARD = 0 FT. 0 FT.
BUILDING SEPARATION = 16 FT. 16 FT.
DRIVEWAY LENGTH = 20 FT. 20 FT.
MIN. WIDTH = 38 FT. 38 FT.
LOT SIZE PER UNIT = 3250 SF. 3250 SF.

38'
MIN.
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LEGEND
EX. GRADE CONTOUR

PROP. GRADE CONTOUR

EX. BITUMINOUS

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

PROP. STORM SEWER (18"-36")

PROP. SANITARY SEWER (8")

PROP. WATERMAIN (8") &
HYDRANTS & VALVES

D

S

CLASS II BACKFILL AND SUBBASE

BIT VALLEY GUTTER

0.51'

0.25'

OTTAWA COUNTY ROAD COMMISSION & PRIVATE ROAD (WHERE NOTED)
TYPICAL RESIDENTIAL SECTION WITH BITUMINOUS CURB & INFRASTRUCTURE LOCATION PROFILE
N.T.S.

PHASE NO. 1
CONST. SCHEDULE      2016

JAN FEB MAR APR MAY JUN JUL AUG SEP OCT

PLACE SILT FENCE & OTHER S.E.S.C. MEASURES

STRIP & STOCKPILE TOPSOIL

ROUGH GRADE SITE

CONSTRUCT SANITARY SEWER

CONSTRUCT STORM SEWER

CONSTRUCT WATERMAIN
INSTALL NAT. GAS, ELECTRIC, & TELECOMMUNICATIONS

FINISH GRADE SITE

PAVE ROADWAYS

RESPREAD TOPSOIL/COMPACTION

SEED DISTURBED AREAS

SITE RESTORATION/CLEAN UP

ENGINEER
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ATE OF MICHIGAN

LIC
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SED
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52618

EMERGENCY AND
CONSTRUCTION ACCESS CROSS-SECTION
N.T.S.

COMPACTED GRAVEL ROAD BED
SAND BASE

16.0'

1' 5'
5' 1'

10'
PVT. UTILITY

ESMT.

10'
PVT. UTILITY

ESMT.

EX. ROSS COUNTY DRAIN
50' EASEMENT

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE STRIP

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

20' DRAINAGE EASEMENT
TO STONEWATER
DRAINAGE DISTRICT, TYP.

10' EASEMENT FOR
PRIVATE UTILITIES, TYP.

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

PHASE NO. 1

MANCHESTER DR.

RIVERTON AVENUEEMERSON ROAD

WESTOVER ROAD

NEWBRIDGE AVE.(PVT)
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PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

ESMT. TO ROSS COUNTY DRAIN
(OBTAINED JULY 2015)

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION

70-07-14-100-011
SCHMIDT KYLE B

70-07-14-100-012
DIAZ JUVENCIO

70-07-14-100-013
SCHMIDT CLARENCE

H-LOIS TRUST

70-07-14-100-014
GREEN STEVEN

J-DARLENE L

70-07-14-200-022
NADEAU

KIP-SANDY

70-07-14-200-023
KERRIDGE FRANCES

TRUST

70-07-14-300-003
PARCHERT CHARLES

E-MARYBETH

70-07-14-300-002
PARCHERT ANNE

TRUST

70-07-14-100-002
BOLGER LORETTA J

70-07-14-100-009
SCHMIDT

MARK-MITCHEL-CHARLES

70-07-11-300-007
CHITTENDEN DWIGHT -

JANINE

70-07-11-300-006
REGELIN THOMAS

EX. POND TO BE
REMOVED (FILLED)

40' ESMT. FOR
PUBLIC UTILITIES

REMOVE AND REPLACE
BIT. FOR SAN. SEWER

CONNECTION

PROP. STREET LIGHTS, TYP.
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ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)
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N
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O
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 S

T.

GENERAL NOTES
1) R-2 ZONING REQUIREMENTS

A) MINIMUM LOT AREA = 13,000 SQ.FT.
B) MINIMUM LOT WIDTH = 80 FT.

2) TOTAL NUMBER OF UNITS = 171
3) STORMWATER DETENTION BASIN

A) BASIN BOTTOM (AND NORMAL WATER LEVEL) = 606.5
B) 100 YEAR HIGH WATER ELEVATION = 612.2
C) AREA OF 100 YEAR DETENTION = 73,962 SQ.FT.
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52618

EX. ROSS COUNTY DRAIN
50' EASEMENT ESMT. TO ROSS COUNTY DRAIN

(OBTAINED JULY 2015)

RATIONAL COEFFICIENT FOR
DETENTION BASIN VOLUME DETERMINATION

DETENTION BASIN DESIGN
SPREADSHEET - CHICAGO ROUTING METHOD

STORMWATER DETENTION BASIN 
CONTOUR AREAS AND VOLUMES PROVIDED

SCALE: 1" = 100'

0' 50' 100' 200'



12
20

10
48

-P
RE

L1
0-

PP
.dw

g  
    

    
JM

    
 1/

20
/20

16
   1

3:0
5

PA
RT

 O
F 

TH
E 

NO
RT

HW
ES

T 
1/4

  O
F 

SE
CT

IO
N 

14
, T

7N
, R

16
W

,
GR

AN
D 

HA
VE

N 
TO

W
NS

HI
P,

  O
TT

AW
A 

CO
UN

TY
,  M

IC
HI

GA
N

ST
O

N
EW

A
TE

R

Lincoln Street Holdings, LLC.
Dale Kraker

3315 Railway Drive
Byron Center, MI 49315

15
73

0 &
 14

30
6 L

IN
CO

LN
 S

TR
EE

T

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

Phone: 616.575.5190

12201048

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:

SHEET:

Title: Prelim. PUD Submission V. Date: 08.19.15
Drawn: JM Checked: RP S. Date: 08.19.15
Title: Prelim. PUD Resubmission V. Date: 09.15.15
Drawn: JM Checked: RP S. Date: 09.15.15
Title: Prelim. PUD Resubmission V. Date: 10.08.15
Drawn: JM Checked: RP S. Date: 10.08.15
Title: Prelim. PUD Resubmission V. Date: 11.05.15
Drawn: JM Checked: RP S. Date: 11.05.15
Title: Prelim. PUD Resubmission V. Date: 01.20.16
Drawn: JM Checked: RP S. Date: 01.20.16

PU
D 

PL
AN

 F
OR

:

A 
PL

AT
TE

D 
SU

BD
IV

IS
IO

N 
& 

CO
ND

OM
IN

IU
M 

NE
IG

HB
OR

HO
OD

PU
D 

TI
TL

ES
RE

MO
VE

 F
OR

PL
AT

C-104

O
pe

n 
Sp

ac
e 

Pl
an

4  OF  7

OPEN SPACE CALCULATIONS

UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.

Know what's .
     before you dig.

UNCREDITED OPEN SPACE

CREDITED OPEN SPACE

LEGEND

40'

ENGINEER

ST

ATE OF MICHIGAN
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SED

PROFESSIONAL ENG
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E
E

R

No.
52618

OPEN SPACE AREA G
TOTAL O.S. = 8,196.76 SF.
CREDITED O.S. = 8,196.76 SF.

OPEN SPACE AREA F
TOTAL O.S. = 71,781.58 SF.
CREDITED O.S. = 71,781.58 SF.

OPEN SPACE AREA E
TOTAL O.S. = 158,789.53 SF.
CREDITED O.S. = 141,675.54 SF.

OPEN SPACE AREA D
TOTAL O.S. = 191,879.08 SF.
CREDITED O.S. = 117,917.00 SF.
STM. WTR. DET.= 73,962.00 SF.

OPEN SPACE AREA B
TOTAL O.S. = 247,770.69 SF.
CREDITED O.S. = 245,174.61 SF.

OPEN SPACE AREA A
TOTAL O.S. = 18,098.41 SF.
CREDITED O.S. = 13,345.55 SF.

OPEN SPACE AREA C
TOTAL O.S. = 4,639.19 SF.
CREDITED O.S. = 0 SF.

AREA TOTAL O.S. (SF) CREDITED O.S. (SF) STM. WTR. (SF)
A 18,098.41 13,345.55 0.00
B 247,770.69 245,174.61 0.00
C 4,639.19 0.00 0.00
D 191,879.08 117,917.00 73962.00
E 158,789.53 141,675.54 0.00
F 71,781.58 71,781.58 0.00
G 8,196.76 8,196.76 0.00

GRAND TOTAL (SF) 701,155.24 598,091.04 73962.00
GRAND TOTAL (AC) 16.10 13.73 1.70

NOTE:
CREDITED OPEN SPACE IS CALCULATED AS FOLLOWS:
TOTAL OPEN SPACE, AREA D:    191,879 SF.
REQUIRED LAND AREA FOR DETENTION:  - 73,962 SF.
CREDITED QUALIFIED OPEN SPACE = 117,917 SF.

EX. ROSS COUNTY DRAIN
50' EASEMENT

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE STRIP

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
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ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

20' DRAINAGE EASEMENT
TO STONEWATER
DRAINAGE DISTRICT, TYP.

10' EASEMENT FOR
PRIVATE UTILITIES, TYP.

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.
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PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

ESMT. TO ROSS COUNTY DRAIN
(OBTAINED JULY 2015)

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION
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ENTRANCE LANDSCAPE
SEE SHEET L-103

COMMON AREA LANDSCAPE
SEE SHEET L-102

TOT LOT
SEE SHEET L-102

CONDO
ENTRANCE LANDSCAPE
SEE SHEET L-102

Landscapes for Life

LANDSCAPE PLANS & DESIGN BY:

4 COLORADO SPRUCE
6-8'

2 SWISS STONE PINE
6-8'

2 SWISS STONE PINE
6-8'

2 SWISS STONE PINE
6-8'

3 COLORADO SPRUCE
6-8'

2 GINKGO 3" CALIPER

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

PHASE NO. 1

MANCHESTER DR.

RIVERTON AVENUEEMERSON ROAD

WESTOVER ROAD

NEWBRIDGE AVE.(PVT)

N
O

R
W

A
LK

 S
TR

EE
T

ELLSWORTH AVE.(PVT)

LI
N

C
O

LN
 S

T.

PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION

70-07-14-100-011
SCHMIDT KYLE B

70-07-14-100-012
DIAZ JUVENCIO

70-07-14-100-013
SCHMIDT CLARENCE

H-LOIS TRUST

70-07-14-100-014
GREEN STEVEN

J-DARLENE L

70-07-14-200-022
NADEAU

KIP-SANDY

70-07-14-200-023
KERRIDGE FRANCES

TRUST

70-07-14-300-003
PARCHERT CHARLES

E-MARYBETH

70-07-14-300-002
PARCHERT ANNE

TRUST

70-07-14-100-002
BOLGER LORETTA J

70-07-14-100-009
SCHMIDT

MARK-MITCHEL-CHARLES

70-07-11-300-007
CHITTENDEN DWIGHT -

JANINE

70-07-11-300-006
REGELIN THOMAS
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'
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30'

30
'

30'
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30
'

66
'

100'
EX.ROW

83'
EX.ROW

60'
PROP.
ROW

50'
EX.

ROW

33'
EX.

ROW27
4'

96'

R40'
TYP.R60'

TYP.

66
'

66
'

66'

66'

SCALE: 1" = 100'

0' 50' 100' 200'

4 AUTUMN
BLAZE MAPLE
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6  OF  7SCALE: 1" = 20'

0' 10' 20' 40'

8 COLORADO SPRUCE 6-8'

4 LIRIODENDRON TULIPIFERA 3" CALIPER

CONCRETE WALKS WITH BENCHES

PLAY STRUCTURE
WITH PLAYGROUND MULCH

3.5' TALL BLACK ALUMINUM FENCE (SEE DETAIL THIS SHEET)

24 MISC. PERENNIALS
#1 CONT.

FIELDSTONE ACCENT
BOULDERS

BOULDER SIGN-SINGLE SIDED
(SEE DETAIL THIS SHEET)

11 PINK KNOCKOUT
ROSE #2 CONT.

11 DWARF FOUNTAIN
GRASS #2 CONT.

3 MARIESI VIBURNUM
30-36"

DWARF SERBIAN
SPRUCE 30"

CRABAPPLE PURPLE PRINCE
10-12' CLUMP

3 DAWN REDWOOD
7-8'

1 LIRIODENDRON TULIPIFERA 3" CALIPER

3 SWISS STONE PINE 6-8'

2 AMERICAN HORNBEAM
3" CALIPER

1 SPRING SNOW
CRABAPPLE 3" CALIPER

5 DWARF FOUNTAIN
GRASS #2 CONT.

4 PINK KNOCKOUT ROSE
#2 CONT.

FIELDSTONE ACCENT BOULDERS

18 MISC. PERENNIALS
#1 CONT.

1 SPRING SNOW
CRABAPPLE 3" CALIPER

5 DWARF FOUNTAIN
GRASS #2 CONT.

4 PINK KNOCKOUT ROSE
#2 CONT.

FIELDSTONE ACCENT BOULDERS

18 MISC. PERENNIALS
#1 CONT.

2 DAWN REDWOOD 7-8'

2 AMERICAN HORNBEAM
3" CALIPER

NOTE:
ALL BEDS TO RECIEVE NATURAL
SHREDDED HARDWOOD
BARKMLUCH AND ALUINUM BED
EDGING

5 ALASKAN CYPRESS 6-8'

3 SWISS STONE PINE 6-8'

GINKGO 3" CALIPER

2 PURPLE PRINCE CRABAPPLE
10-12' CLUMP

4 VIBURNUM MARIESI
30-36"

12 DWARF FOUNTAIN GRASS
#2 CONT

15 PINK KNOCKOUT ROSE
#2 CONT

28 MISC. PERENNIALS #1 CONT

3 RIVER BIRCH (SINGLE STEM)
3" CALIPER

CONCRETE WALKS

PAVILION (SEE DETAIL
THIS SHEET)

Landscapes for Life

LANDSCAPE PLANS & DESIGN BY:

TOT LOT
1" = 20'

COMMON AREA
1" = 20'

CONDOMINIUM ENTRANCE
1" = 20'

PAVILION DETAIL
SCALE: AS SHOWN

SIGN DETAIL
AT CONDO ENTRANCE
N.T.S.

FENCE DETAIL
N.T.S.

NORWALK STREET
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20.5'
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SCALE: 1" = 20'

0' 10' 20' 40'

Landscapes for Life

LINCOLN STREET

LARGE BOULDER ENTRY
SIGN (2 SIDED)

SEE DETAIL THIS PAGE

3 CRABAPPLE PURPLE
PRINCE CRABAPPLE

10-12' CLUMP

3 BLACK HILLS SPRUCE 8-9'

8 BROADMOOR JUNIPER
#5 CONT

16 DWARF FOUNTAIN GRASS
#2 CONT

20 PINK KNOCKOUT ROSE
#2 CONT

5 VIBURNUM
MARIESI 30-36"

25 MISC.
PERENNIALS #1

3 AUTUMN BLAZE
MAPLE 3" CALIPER

3 LIRIODENDRON
TULIPIFERA 3" CALIPER

3 PURPLE PRINCE CRABAPPLE
10-12' CLUMP

BOULDER GROUPING (NO SIGN)

8 MISC. PERENNIALS

4 BROADMOOR JUNIPER #5 CONT

8 PINK KNOCKOUT ROSE #2 CONT

12 DWARF FOUNTAIN GRASS #2 CONT

3 BLACK HILLS
SPRUCE 8-9'

3 AUTUMN BLAZE
MAPLE 3" CALIPER

LANDSCAPE BEDS TO HAVE 3" DEPTH SHREDDED HARDWOOD
MULCH, 1/8" X 4" ALUMINUM EDGING

3 AUTUMN BLAZE
MAPLE 3" CALIPER

LANDSCAPE PLANS & DESIGN BY:

TYPICAL SHRUB / PERENNIAL /
ORNAMENTAL GRASS PLANTING DETAIL
N.T.S.

TOPSOIL OR GOOD NATIVE SOIL THAT  HAS
BEEN AMENDED FOR PLANTING; (FREE  FROM
CLODS, ROCKS, STICKS, ETC.). PLACE SOIL IN 6
INCH LIFTS; LIGHTLY  TAMP AND WATER AFTER
EACH LIFT TO REMOVE AIR POCKETS.

FORM 2" SAUCER
(CONTINUOUS)

3" SHREDDED HARDWOOD MULCH

EXCAVATE PLANT WELL 1 1/2 TIMES  THE
SIZE OF THE CONTAINER;

2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL DECIDUOUS TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .

HE
IG

HT

SPREAD

MAIN ENTRANCE DETAIL
1" = 20'

SIGN DETAIL
N.T.S.

2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL EVERGREEN TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .

HE
IG

HT

SPREAD

15.5'

17
.5'

10
'

66'
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Nederveld, Inc.
217 Grandville Avenue SW
Suite 302
Grand Rapids, Michigan  49503

SURVEYOR
Lincoln Street Holdings, LLC.
3315 Railway Drive
Byron Center, Michigan
49315

DEVELOPER

1) Cover Sheet
2) Survey Plan
3) Expandable Area Plan
4) Site Plan
5) Utility Plan
6) Building Plans & Sections
7) Building Plans & Sections

SHEET INDEX

DESCRIPTION

The Condominium Subdivision Plan Number must be assigned in consecutive
sequence. When a number has been assigned to this project it must be properly
shown on this sheet and in the Surveyors Certificate on Sheet No. 2.

ATTENTION COUNTY REGISTER OF DEEDS

OTTAWA COUNTY CONDOMINIUM SUBDIVISION PLAN NO. ____
EXHIBIT "B" TO THE MASTER DEED OF:

E
X

H
I

B
I

T
 

 
"

B
"

STONEWATER CONDOMINIUMS NO. 1
Part of the Northwest 1/4 of Section 14, Town 7 North, Range 16
West, Grand Haven Charter Township, Ottawa County, Michigan

Part of the Northwest 1/4, Section 14, T7N, R16W, Grand Haven
Township, Ottawa County, Michigan, described as:  Commencing at the
North 1/4 corner of said section; thence S01°34'13”W 1666.73 feet
along the North-South 1/4 line of said section to the Point of Beginning;
thence continuing S01°34'13”W 509.61 feet along said 1/4 line; thence
N88°25'47”W 135.00 feet; thence N46°45'48”W 88.35 feet; thence
N88°25'47”W 124.93 feet; thence N01°34'13”E 381.51 feet; thence
Northeasterly 143.75 feet along a 333.00 foot radius curve to the left,
said curve having a central angle of 24°44'03”, and a chord that bears
N52°59'49”E 142.64 feet; thence Southeasterly 21.09 feet along a
333.00 foot radius curve to the right, said curve having a central angle
of 03°37'44”, and a chord that bears S37°00'59”E 21.09 feet; thence
S87°33'03”E 201.28 feet parallel with the North line of said section to
the Point of Beginning.  Containing 3.53 acres.  Subject to easements,
restrictions, and rights-of-way of record.

PROPOSED DATED

SHEET NO. 1

JANUARY 20, 2016
COVER SHEET
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I, _______________, Professional Surveyor of the State of Michigan, hereby
certify:  That the subdivision plan known as _______ County Condominium
Subdivision Plan No. ____, as shown on the accompanying drawings,
represents a survey on the ground made under my direction. That there are no
existing encroachments upon the lands and property herein described. That
the required monuments and iron markers will be placed in the ground within
12 months from recordation of the Condominium Subdivision Plan as required
by rules promulgated under Section 142 of Act No. 59 of the Public Acts of
1978. That the accuracy of this survey is within the limits required by the rules
promulgated under Section 142 of Act No. 59 of the Public Acts of 1978. That
the bearings, as shown, are noted on the survey plan as required by the rules
promulgated under Section 142 of Act No. 59 of the Public Acts of 1978.

SURVEYOR'S CERTIFICATE

COORDINATES

Date: _______________________

_________________________________________
SURVEYOR SIGNATURE

1) Benchmark Elevation:  614.17, Top of flange bolt on hydrant under "E" in
E.J.I.W. located approx. 95.6' north and 274.4' west of the northwest
property corner.

2) Bearings as shown hereon are based on the recorded plat of "Cutter Park
South" as recorded in Liber 33 of Plats, Page 65.

3) Iron bars 1/2 inch in diameter and 36 inches in length and encased in 4" of
concrete have been placed at all boundary corners.

4) All dimensions are in feet.
5) All curve dimensions are arc distances.
6) Flood Plain Note:  The area is mapped by the National Flood Insurance

Program Rate Maps but this parcel does not lie within the boundary of the
100 year flood plain as defined by these maps.

7) The total area of the condominium is 14.19 Acres.
8) Each structure shall be located in strict compliance with the ordinances of

the Township of Grand Haven, Ottawa County, and the State of Michigan.
9) All improvements and utilities needed for Units 1 through 66 must be built.
10) Prior to excavation, contact MISS DIG (1-800-482-7171) three working

days in advance.
11) Utility Note:  All the utilities will be shown on the "As-Built" plans,

including service size and meter locations.

GENERAL NOTES

NEDERVELD, INC. -- 217 GRANDVILLE AVENUE SW, SUITE 302, GRAND RAPIDS, MI  49503

SURVEY PLAN
STONEWATER CONDOMINUMS NO. 1

NOT TO SCALE
LOCATION MAP

WEST OLIVE RD.

160TH AVE.

152ND AVE.

LIN
CO

LN
 S

T.

BU
CH

AN
AN

 S
T.

MARIPOSA ST.

HUNTER WOODS DRIVE

SEC. 15

SEC. 11

SEC. 10

SEC. 12SEC. 13

SEC. 14

31

SCALE: 1" = 30'

0' 15' 30' 60'

PROPOSED IRON / MONUMENT
LEGEND

ALL THE UTILITIES WILL BE SHOWN ON THE
"AS-BUILT" PLANS INCLUDING SERVICE SIZE
AND METER LOCATION.

PRIOR TO EXCAVATION CONTACT MISS DIG
3 WORKING DAYS IN ADVANCE
1-800-482-7171

UTILITY NOTES

PROPOSED DATED

SHEET NO. 2

JANUARY 20, 2016

POINT #

10001

10002

10003

10004

10005

10006

10007

10008

NORTHING

8333.9

7824.5

7828.2

7888.7

7892.1

8273.5

8359.3

8342.5

EASTING

9954.3

9940.4

9805.4

9741.0

9616.2

9626.6

9740.5

9753.2
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NEDERVELD, INC. -- 217 GRANDVILLE AVENUE SW, SUITE 302, GRAND RAPIDS, MI  49503

EXPANDABLE AREA PLAN
STONEWATER CONDOMINUMS NO. 1

NOT TO SCALE
LOCATION MAP

WEST OLIVE RD.

160TH AVE.

152ND AVE.

LIN
CO

LN
 S

T.

BU
CH

AN
AN

 S
T.

MARIPOSA ST.

HUNTER WOODS DRIVE

SEC. 15

SEC. 11

SEC. 10

SEC. 12SEC. 13

SEC. 14

31

SCALE: 1" = 50'

0' 25' 50' 100'
PROPOSED DATED

SHEET NO. 3

JANUARY 20, 2016

Part of the Northwest 1/4, Section 14, T7N, R16W, Grand Haven
Township, Ottawa County, Michigan, described as:  Commencing at the
North 1/4 corner of said section; thence S01°34’13”W 1666.73 feet along
the North-South 1/4 line of said section to the Point of Beginning; thence
continuing S01°34’13”W 985.27 feet along said 1/4 line to the center of
said section; thence N87°36’52”W 739.36 feet along the East-West 1/4
line of said section; thence N30°38’12”E 160.95 feet; thence N01°29’52”E
730.23 feet; thence S88°30’08”E 189.45 feet; thence Northeasterly 295.64
feet along a 333.00 foot radius curve to the left, said curve having a
central angle of 50°52’05”, and a chord that bears N66°03’50”E 286.03
feet; thence Southeasterly 21.09 feet along a 333.00 foot radius curve to
the right, said curve having a central angle of 03°37’44”, and a chord that
bears S37°00’59”E 21.09 feet; thence S87°33’03”E 201.28 feet to the
Point of Beginning.  Containing 14.19 acres.  Subject to easements,
restrictions, and rights-of-way of record.

EXCEPT

Part of the Northwest 1/4, Section 14, T7N, R16W, Grand Haven
Township, Ottawa County, Michigan, described as:  Commencing at the
North 1/4 corner of said section; thence S01°34'13”W 1666.73 feet along
the North-South 1/4 line of said section to the Point of Beginning; thence
continuing S01°34'13”W 509.61 feet along said 1/4 line; thence
N88°25'47”W 135.00 feet; thence N46°45'48”W 88.35 feet; thence
N88°25'47”W 124.93 feet; thence N01°34'13”E 381.51 feet; thence
Northeasterly 143.75 feet along a 333.00 foot radius curve to the left, said
curve having a central angle of 24°44'03”, and a chord that bears
N52°59'49”E 142.64 feet; thence Southeasterly 21.09 feet along a 333.00
foot radius curve to the right, said curve having a central angle of
03°37'44”, and a chord that bears S37°00'59”E 21.09 feet; thence
S87°33'03”E 201.28 feet parallel with the North line of said section to the
Point of Beginning.  Containing 3.53 acres.  Subject to easements,
restrictions, and rights-of-way of record.

EXPANDABLE AREA DESCRIPTION
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NEDERVELD, INC. -- 217 GRANDVILLE AVENUE SW, SUITE 302, GRAND RAPIDS, MI  49503

SITE PLAN
STONEWATER CONDOMINUMS NO. 1SCALE: 1" = 30'

0' 15' 30' 60'

PROPOSED IRON / MONUMENT

GENERAL COMMON ELEMENT

LIMITED COMMON ELEMENT

LEGEND

NOT TO SCALE
LOCATION MAP

WEST OLIVE RD.

160TH AVE.
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AN
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MARIPOSA ST.

HUNTER WOODS DRIVE

SEC. 15

SEC. 11

SEC. 10

SEC. 12SEC. 13

SEC. 14

31 SEE SHEET 2 FOR GENERAL NOTES.
NOTE

ALL THE UTILITIES WILL BE SHOWN ON THE
"AS-BUILT" PLANS INCLUDING SERVICE SIZE
AND METER LOCATION.

PRIOR TO EXCAVATION CONTACT MISS DIG
3 WORKING DAYS IN ADVANCE
1-800-482-7171

UTILITY NOTES

PROPOSED DATED

SHEET NO. 4

JANUARY 20, 2016
COVER SHEET

COORDINATES
POINT #

10001

10002

10003

10004

10005

10006

10007

10008

NORTHING

8333.9

7824.5

7828.2

7888.7

7892.1

8273.5

8359.3

8342.5

EASTING

9954.3

9940.4

9805.4

9741.0

9616.2

9626.6

9740.5

9753.2
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NEDERVELD, INC. -- 217 GRANDVILLE AVENUE SW, SUITE 302, GRAND RAPIDS, MI  49503

UTILITY PLAN
STONEWATER CONDOMINUMS NO. 1

PROPOSED IRON / MONUMENT
SANITARY MANHOLE
SANITARY SEWER
STORM MANHOLE
CATCH BASIN
STORM SEWER
HYDRANT
WATERMAIN

LEGEND

SAN. LEAD, TYP.

WATER SERVICE, TYP.

8" SAN.

8" WM.

NOT TO SCALE
LOCATION MAP

WEST OLIVE RD.

160TH AVE.

152ND AVE.

LIN
CO

LN
 S

T.

BU
CH

AN
AN

 S
T.

MARIPOSA ST.

HUNTER WOODS DRIVE

SEC. 15

SEC. 11

SEC. 10

SEC. 12SEC. 13

SEC. 14

31

ALL THE UTILITIES WILL BE SHOWN ON THE
"AS-BUILT" PLANS INCLUDING SERVICE SIZE
AND METER LOCATION.

PRIOR TO EXCAVATION CONTACT MISS DIG
3 WORKING DAYS IN ADVANCE
1-800-482-7171

ADDITIONAL UTILITIES, SUCH AS GAS,
ELECTRIC, TELEPHONE, CABLE, ETC., WILL
BE SHOWN ON THE AS-BUILT PLANS AT
SUCH A TIME AS THEY ARE COMPLETED.
INFORMATION ON THE PROPOSED
LOCATION OF THESE UTILITIES MAY BE
ABLE TO BE OBTAINED FROM THE
APPROPRIATE INDIVIDUAL UTILITY
COMPANY.

UTILITY NOTES

SEE SHEET 2 FOR GENERAL NOTES.
NOTE

66' ESMT. FOR INGRESS,
EGRESS, & UTILITIES

PRIVATE ESMT. TO
STONEWATER

DRAINAGE DISTRICT

PROPOSED DATED

SHEET NO. 5

JANUARY 20, 2016

20
'

66'

SCALE: 1" = 30'

0' 15' 30' 60'
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NEDERVELD, INC. -- 217 GRANDVILLE AVENUE SW, SUITE 302, GRAND RAPIDS, MI  49503

BUILDING PLANS & SECTIONS
STONEWATER CONDOMINUMS NO. 1

GENERAL COMMON ELEMENT

LIMITED COMMON ELEMENT

LIMITS OF OWNERSHIP

LEGEND

SCALE: 1" = 8'

0' 4' 8' 16'

SEE SHEET 2 FOR GENERAL NOTES.
NOTE

2 UNIT RANCH CONDOMINIUM
FOUNDATION FLOOR PLAN
SCALE:  1" = 8'

2 UNIT RANCH CONDOMINIUM
FIRST FLOOR PLAN
SCALE:  1" = 8'

2 UNIT RANCH CONDOMINIUM
SECTION A-A
SCALE:  1" = 8'

2 UNIT RANCH CONDOMINIUM
SECTION B-B
SCALE:  1" = 8'

0.7' 0.3'

1.
0'

1.
0'

A
1342 SF.

B
1381 SF.

A
1437 SF.

B
1484 SF.

A & B

A & B

A

A

B

B

B

A

B

A

B B

A

A

BLDG.
NO. UNIT NO. UNIT

TYPE

FIRST
FLOOR
AREA

FNDN.
FLOOR
AREA

TOTAL
AREA

W/O GAR.

GAR.
AREA

FIRST
FLOOR
ELEV.

BSMT.
FLOOR
ELEV.

2 4 A 1437 1342 2779 462 616.65 607.65
5 B 1484 1381 2865 505 616.65 607.65

3 6 A 1437 1342 2779 462 616.60 607.60
7 B 1484 1381 2865 505 616.60 607.60

6 14 A 1437 1342 2779 462 616.60 607.60
15 B 1484 1381 2865 505 616.60 607.60

7 16 A 1437 1342 2779 462 616.65 616.65
17 B 1484 1381 2865 505 616.65 616.65

BUILDING DETAILS

FIRST FLOOR

FOUNDATION FLOOR (BASEMENT)

FIRST FLOOR

FOUNDATION FLOOR (BASEMENT)

UNEXCAVATED UNEXCAVATED

PROPOSED DATED

SHEET NO. 6

JANUARY 20, 2016

GARAGE
46S S.F.

GARAGE
505 S.F.



12
20

10
48

-P
RE

L1
0-

EX
B2

.dw
g  

    
    

JM
    

 1/
20

/20
16

   0
9:3

1

NEDERVELD, INC. -- 217 GRANDVILLE AVENUE SW, SUITE 302, GRAND RAPIDS, MI  49503

BUILDING PLANS & SECTIONS 
STONEWATER CONDOMINUMS NO. 1

GENERAL COMMON ELEMENT

LIMITED COMMON ELEMENT

LIMITS OF OWNERSHIP

LEGEND

SCALE: 1" = 8'

0' 4' 8' 16'

SEE SHEET 2 FOR GENERAL NOTES.
NOTE

1.
0'

A
1342 SF.

A, B, & C

B

A

3 UNIT RANCH CONDOMINIUM
FOUNDATION FLOOR PLAN
SCALE:  1" = 8'

3 UNIT RANCH CONDOMINIUM
FIRST FLOOR PLAN
SCALE:  1" = 8'

3 UNIT RANCH CONDOMINIUM
SECTION A-A
SCALE:  1" = 8'

3 UNIT RANCH CONDOMINIUM
SECTION B-B
SCALE:  1" = 8'

B
1173 SF.

C
1383 SF.

A
1437 SF.

B
1260 SF.

C
1486 SF.

B

A

B

A

B

A

A, B, & C

A

A

B

B

C

C

1.
0'

0.7' 0.3'

UNEXCAVATED UNEXCAVATED
UNEXCAVATED

UNEXCAVATED

BLDG.
NO. UNIT NO. UNIT

TYPE

FIRST
FLOOR
AREA

FNDN.
FLOOR
AREA

TOTAL
AREA

W/O GAR.

GAR.
AREA

FIRST
FLOOR
ELEV.

BSMT.
FLOOR
ELEV.

1
1 A 1437 1342 2779 462 616.75 607.75
2 B 1260 1173 2433 406 616.75 607.75
3 C 1486 1383 2869 505 616.75 607.75

4
8 A 1437 1342 2779 462 616.50 607.50
9 B 1260 1173 2433 406 616.50 607.50

10 C 1486 1383 2869 505 616.50 607.50

5
11 A 1437 1342 2779 462 616.55 607.55
12 B 1260 1173 2433 406 616.55 607.55
13 C 1486 1383 2869 505 616.55 607.55

BUILDING DETAILS

FIRST FLOOR

FOUNDATION FLOOR (BASEMENT)

FIRST FLOOR

FOUNDATION FLOOR (BASEMENT)

PROPOSED DATED

SHEET NO. 7

JANUARY 20, 2016

GARAGE
462 S.F.

GARAGE
406 S.F.

GARAGE
505 S.F.



STONEWATER
SITE ANALYSIS PLAN
project number: 12201048

January 20, 2016 N. Scale: N.T.S.
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LEGEND
Evergreen trees to be preserved and 
transplanted where possible 
(as determined  by landscaper) 

Existing Tree Canopy to Remain

Existing Kolberg County Drain

Existing Ross County Drain

Existing Site Drainage Patterns 

Existing Site Drainage High Points

Existing Pond



H O M E S
JIM TIBBE

Experience. Quality. Excellence. © 2015 COPYRIGHT JIM TIBBE HOMES. Front 
Elevation Design and Floor Plans are for illustra-
tion purposes only. All room sizes and elevation 
details may vary per buyer contract. The formal 
plan designed specifically for the buyer which 
includes the front elevation design and floor 
plans with actual designs is what the contract 
between the future homeowner and the builder 
is based on. This design is the sole property of 
Jim Tibbe Homes, LLC. It cannot be copied with-
out written permission from Jim Tibbe Homes.

for more information on this plan or others...

616.916.8895   I   info@jimtibbehomes.com 

www.jimtibbehomes.com

THE
CEDARWOOD

Cedarwood 
WOODLAND SERIES

ELEVATION - A -
(base-plan option)

ELEVATION - B -
(UpGRaDe option)

ELEVATION - C -
(UpGRaDe option)

ELEVATION - D -
(UpGRaDe option)

SQUARE FEET I 2,048
BEDROOMS I 4

BATHROOMS I 2.5



FIRST FLOOR PLAN

H O M E S
JIM TIBBE

Experience. Quality. Excellence. © 2015 COPYRIGHT JIM TIBBE HOMES. Front 
Elevation Design and Floor Plans are for illustra-
tion purposes only. All room sizes and elevation 
details may vary per buyer contract. The formal 
plan designed specifically for the buyer which 
includes the front elevation design and floor 
plans with actual designs is what the contract 
between the future homeowner and the builder 
is based on. This design is the sole property of 
Jim Tibbe Homes, LLC. It cannot be copied with-
out written permission from Jim Tibbe Homes.

for more information on this plan or others...

616.916.8895   I   info@jimtibbehomes.com 

www.jimtibbehomes.com

THE
CEDARWOOD

Cedarwood
WOODLAND SERIES

SQUARE FEET I 2,048
BEDROOMS I 4

BATHROOMS I 2.5

SECOND FLOOR PLAN



H O M E S
JIM TIBBE

www.jimtibbehomes.com 
Experience. Quality. Excellence.

© 2013 COPYRIGHT JIM 
TIBBE BUILDERS. Front 
Elevation Design and Floor 
Plans are for illustration pur-
poses only. All room sizes 
and elevation details may 
vary per buyer contract. 
The formal plan designed 
specifically for the buyer 
which includes the front 
elevation design and floor 
plans with actual designs is 
what the contract between 
the future homeowner and 
the builder is based on. 
This design is the sole prop-
erty of Jim Tibbe Builders, 
LLC. It cannot be copied 
without written permission 
from Jim Tibbe Builders.

for more 
information

info@jimtibbehomes.com 
616.916.8895

find us on  

BASEMENT PLAN

FIRST FLOOR PLAN

Elmwood
WOODLAND SERIES
1,575 Square Feet

v



H O M E S
JIM TIBBE

www.jimtibbehomes.com 
Experience. Quality. Excellence.

Birchwood
WOODLAND SERIES
2,080 Square Feet

© 2013 COPYRIGHT JIM 
TIBBE BUILDERS. Front 
Elevation Design and Floor 
Plans are for illustration pur-
poses only. All room sizes 
and elevation details may 
vary per buyer contract. 
The formal plan designed 
specifically for the buyer 
which includes the front 
elevation design and floor 
plans with actual designs is 
what the contract between 
the future homeowner and 
the builder is based on. 
This design is the sole prop-
erty of Jim Tibbe Builders, 
LLC. It cannot be copied 
without written permission 
from Jim Tibbe Builders.

for more 
information

info@jimtibbehomes.com 
616.916.8895

find us on  

Birchwood is a 
beautiful two-story 

home in the 
Woodland Series.

FIRST FLOOR PLAN

SECOND FLOOR PLAN





SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



SAMPLE HOME PHOTO
STONEWATER PLANNED UNIT DEVELOPMENT



LEFT ELEVATION

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

RIGHT ELEVATION

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

FRONT ELEVATION

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

SECTION

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

A

1

A

1

FIRST FLOOR PLAN

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

of 1

PAVILION

COMMUNITY

LOT#

1



 

 

  
 
 
 
 
 
 
 
  
 MASTER DEED 
 
 STONEWATER CONDOMINIUMS  
 
 (Act 59, Public Acts of 1978, 
 as amended) 
 
 
OTTAWA COUNTY CONDOMINIUM SUBDIVISION PLAN NO. _______ 
 
  (1) Master Deed establishing Stonewater Condominiums, a Condominium Project. 
 
  (2) Exhibit “A” to Master Deed:  Condominium Bylaws of Stonewater Condominiums. 
 
  (3) Exhibit “B” to Master Deed:  Condominium Subdivision Plan for Stonewater 

Condominiums. 
 
  (4) Exhibit “C” to Master Deed:  Affidavit of Mailing as to Notices required by Section 

71 of the Michigan Condominium Act. 
 
  (5) Exhibit “D” to Master Deed:  Mortgagee Consent to Submission to 

Condominium Ownership. 
 
  (6) Exhibit “E” to Master Deed:  Grand Haven Township Ordinance No. ____, 

establishing the Project as a Planned Unit Development. 
 
 
No interest in real estate being conveyed hereby, no revenue stamps are required. 
 
 
This Master Deed Drafted By: 
 
TODD A. HENDRICKS 
RHOADES McKEE, PC 
55 Campau Avenue, N.W., Suite 300 
Grand Rapids, MI  49503 
 
Return to Draftsman After Recording. 



 

 

 MASTER DEED 
 
   STONEWATER CONDOMINIUMS  
 
 (Act 59, Public Acts of 1978, 
 as amended) 
 
 
 This Master Deed is made and executed on this ____ day of ______________, 2016, by Lincoln 
Street Holdings, LLC, a Michigan limited liability company, of 3115 Railway Drive, Byron Center, Michigan 
49315 (the “Developer”). 
 
 WITNESSETH: 
 
 WHEREAS, the Developer is engaged in the construction of a condominium project to be known as 
Stonewater Condominiums (the “Project”), located in the Township of Grand Haven, Ottawa County, 
Michigan on the parcel of land described in Article II; and 
 
 WHEREAS, the Developer desires, by recording this Master Deed together with the Condominium 
Bylaws attached hereto as Exhibit “A” and the Condominium Subdivision Plan attached as Exhibit “B” (both 
of which are hereby incorporated by reference and made a part hereof), to establish the real property 
described in Article II, together with the improvements located and to be located thereon and the 
appurtenances thereto, as a condominium project under the provisions of the Michigan Condominium Act. 
 
 NOW, THEREFORE, the Developer does, upon the recording hereof, establish Stonewater 
Condominiums as a condominium project under the Act and does declare that the Project will be held, 
conveyed, hypothecated, encumbered, leased, rented, occupied, improved, or in any other manner utilized 
subject to the provisions of the Act, and to the covenants, conditions, restrictions, uses, limitations, and 
affirmative obligations set forth in this Master Deed, all of which will be deemed to run with the land and will 
be a burden and a benefit to the Developer, its successors and assigns, and to any persons acquiring or 
owning an interest in the Project, their grantees, successors, heirs, personal representatives, administrators and 
assigns.  In furtherance of the establishment of the Project, it is provided as follows: 
 
 ARTICLE I 
 NATURE OF PROJECT  
 
 As the Developer of Stonewater Condominiums, Lincoln Street Holdings, LLC, a Michigan limited 
liability company, has established this Master Deed to provide a governance structure and a flexible 
system of standards and procedures for the overall development, expansion, administration, maintenance 
and preservation of Stonewater Condominiums.  An integral part of the development plan is the creation of 
Stonewater Condominiums Condominium Association, a Michigan non-profit corporation, to operate 
and/or maintain various common elements and common areas and to ultimately administer and enforce 
this Master Deed and the other Condominium Documents referenced in this Master Deed.   
 
 Stonewater Condominiums consists of condominium units designed and intended for separate 
ownership and use for residential purposes, as set forth completely in the Condominium Subdivision Plan.  
Each Unit is capable of individual utilization by having its own access to the Common Elements of the 
Project.  All Units and other improvements depicted on the Condominium Subdivision Plan are “need-not-be-
built” items.  Stonewater Condominiums does not contain any “must-be-built” items.    
 
 The number, size, style and/or location of Units or of any Limited Common Element appurtenant to a 
Unit may be modified from time to time, in the Developer's sole discretion, by amendment affected solely by 



 

 

 
 
 2

the Developer or its successors without the consent of any Co-owner, mortgagee or other person, so long as 
such modifications do not unreasonably impair or diminish the appearance of the Project or the view, privacy 
or other significant attribute or amenity of any Unit which adjoins or is proximate to the modified Unit or 
Limited Common Element; provided, that no Unit (or a Limited Common Element appurtenant to such Unit) 
which has been sold or is subject to a binding Purchase Agreement shall be modified without the consent of 
the Co-owner or purchaser and Mortgagee thereof.  No Unit modified in accordance with this paragraph shall 
be conveyed, however, until an amendment to the Master Deed duly reflecting all material changes has been 
recorded.  All Co-owners, mortgagees of Units and other persons interested or to become interested in the 
Project from time to time shall be deemed to have unanimously consented to any amendment to amendments 
necessary to effectuate the foregoing.  All such interested persons irrevocably appoint Developer and its 
successors as agent and attorney for the purpose of executing such amendments to the Master Deed and all 
other Condominium Documents as may be necessary to effectuate the foregoing.  Notwithstanding the 
foregoing, no change shall be made to the Project’s Final Development Plan without the prior approval of 
Grand Haven Township, as provided in the Grand Haven Township Ordinance No. ____, (the “PUD 
Ordinance”).  The Project was approved by Grand Haven Township in accordance with the provisions and 
limitations of the PUD Ordinance, a copy of which is attached hereto as Exhibit E and is fully incorporated 
herein by reference. 
 
 The initial phase of the Project consists of ______________ (___) individual condominium units, as 
set forth completely in the Condominium Subdivision Plan, and each Unit is capable of individual utilization 
by having its own access to the Common Elements of the Project.  Access to all Units in the Project shall be 
by means of the private road and driveway system constructed to serve the Units.  In accordance with the 
rights reserved in Article X, the Developer may, in its discretion, expand the Project in one or multiple phases 
of construction, to contain up to a total of ______________ (___) Units.  Each Co-owner in the Project will 
have a particular and exclusive property right to the Co-owner’s Unit and the Limited Common Elements 
appurtenant thereto, and will have an undivided and inseparable right to share with other Co-owners the 
General Common Elements of the Project as designated by this Master Deed.   
 
 ARTICLE II 
 LEGAL DESCRIPTION 
 
 The land which is hereby submitted to condominium ownership pursuant to the provisions of the Act 
is described as follows: 
 
 
 
 
 
 
 
 

[Insert final legal description for Stonewater Condominiums] 
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 The property submitted to condominium ownership by this Master Deed and by any future 
amendment to this Master Deed is subject to local zoning, building and use ordinances, to easements, 
restrictions and agreements of record, to the rights of the public, and of any governmental unit in any part of 
the property taken, used or deeded for street or highway uses, and to matters which may be shown on an 
accurate survey.  The Developer does not warrant title to any improvements or property located outside of the 
land area described in Article II. 

 
 ARTICLE III 
 DEFINITIONS 
 
 Certain terms are utilized not only in this Master Deed and Exhibits A and B attached hereto, but are 
or may be used in various other instruments such as, by way of example and not limitation, the Articles of 
Incorporation, Association Bylaws and Rules and Regulations of Stonewater Condominiums Condominium 
Association, a Michigan non-profit corporation, and deeds, mortgages, liens, land contracts, easements and 
other instruments affecting the establishment of, or transfer of, interests in the Project.  As used in such 
documents, unless the context otherwise requires: 
 
  (a) Act.  “Act” or “Michigan Condominium Act” means the Michigan Condominium 

Act, being Act 59 of the Public Acts of 1978, as amended. 
 
  (b) Administrator.  “Administrator” means the Michigan Department of Labor and 

Economic Growth, designated to serve in such capacity by the Act. 
 
  (c) Association.  “Association” means Stonewater Condominiums Condominium 

Association, a Michigan non-profit corporation organized under the laws of Michigan, of which all 
Co-owners will be members, which corporation will administer, operate, manage and maintain the 
Project.  Any action required of or permitted to the Association shall be exercisable by its Board of 
Directors (including any Board of Directors acting prior to the Transitional Control Date) unless 
specifically reserved to its members by the Condominium Documents or the laws of the State of 
Michigan. 

 
  (d) Bylaws and Exhibit A. “Bylaws” and “Exhibit A” means the Bylaws for the 

Condominium Association attached to this Master Deed which set forth the rights and obligations of 
the Co-owners and are required by the Act to be recorded as part of this Master Deed and the Bylaws 
also constitute the corporate bylaws of the Association as provided under the Michigan Nonprofit 
Corporation Act. 

 
  (e) Common Elements.  “Common Elements” where used without modification, means 

the portions of the Project other than the Condominium Units, including all General and Limited 
Common Elements described in Article IV. 

 
  (f) Condominium Documents.  “Condominium Documents” means and includes this 

Master Deed and Exhibits “A” and “B” attached hereto, and the Articles of Incorporation and rules 
and regulations, if any, of the Association. 

 
  (g) Condominium Property. “Condominium Property” means the land described in 

Article II, as amended, together with all easements, rights and appurtenances. 
 
  (h) Condominium Subdivision Plan.  “Condominium Subdivision Plan” means Exhibit 

“B” attached hereto. 
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  (i) Condominium Unit. “Condominium Unit” or “Unit” means that portion of the 
Project designed and intended for separate ownership and use, as described in this Master Deed. 

 
  (j) Co-owner.  “Co-owner” means the person, firm, corporation, partnership, 

association, trust, limited liability company or other legal entity or any combination thereof who or 
which owns a Condominium Unit in the Project.  The term “Owner”, wherever used, will be 
synonymous with the term “Co-owner”.  If a Unit is sold pursuant to a land contract that grants 
possession of the Unit to the vendee, the land contract vendee will be the Co-owner of that Unit so 
long as such land contract is executory, except as otherwise provided in the land contract if a copy of 
the land contract is filed with the Association and except that the land contract vendor and vendee 
will have joint and several responsibility for assessments by the Association. 

 
  (k) Developer.  “Developer” means Lincoln Street Holdings, LLC, a Michigan limited 

liability company, which has made and executed this Master Deed, its successors and assigns.  Both 
successors and assigns will always be deemed to be included within the term “Developer” whenever, 
however and wherever used in the Condominium Documents, unless specifically stated otherwise.  

 
  (l) Development Period.  “Development Period” means the period commencing with 

the recording of the Master Deed and continuing as long as the Developer owns any Unit which it 
offers for sale.  

 
  (m) General Common Elements.  “General Common Elements” means those Common 

Elements of the Project described in Article IV, Part A, below, which are for the use and enjoyment 
of all Co-owners. 

 
  (n) Limited Common Elements.  “Limited Common Elements” means those Common 

Elements of the Project described in Article IV, Part B, below, which are reserved for the exclusive 
use of the Co-owners of a specified Unit or Units. 

 
  (o) Master Deed.  “Master Deed” means this instrument, together with the exhibits 

attached hereto and all amendments thereof, by which the Project is submitted to condominium 
ownership. 

 
  (p) Percentage of Value.  “Percentage of Value” means the percentage assigned to each 

Unit which is determinative of the value of a Co-owner's vote at meetings of the Association and the 
proportionate share of each Co-owner in the Common Elements of the Project and the proceeds and 
expenses of administration. 

 
  (q) Project.  “Project” or “Condominium” means Stonewater Condominiums, which is 

a condominium development established in accordance with the provisions of the Act. 
 
  (r) PUD Ordinance.  “PUD ordinance” means Grand Haven Township Ordinance No. 

____, which is attached hereto as Exhibit E, establishing the Project as a Planned Unit Development. 
 
  (s) Stonewater.  “Stonewater” means a single family residential platted development 

established in accordance with the provisions of the Land Division Act, which platted development is 
being developed in accordance with the PUD Ordinance.   

 
  (t) Stonewater Property Owner’s Association.  “Stonewater Property Owner’s 

Association” means a Michigan non-profit corporation organized under the laws of Michigan, of 
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which all Co-owners and all lot owners within Stonewater (as expanded) will be members, which 
corporation will administer, operate, manage and maintain such platted development.  

 
  (u) Transitional Control Date.  “Transitional Control Date” means the date on which a 

Board of Directors of the Association takes office pursuant to an election in which the votes that may 
be cast by eligible Co-owners unaffiliated with the Developer exceed the number of votes which may 
be cast by the Developer. 

 
 Whenever any reference herein is made to one gender, the same will include a reference to any and 
all genders where the same would be appropriate; similarly, whenever a reference is made herein to the 
singular or the plural, a reference will also be included to the other where the same would be appropriate. 
 
 ARTICLE IV 
 COMMON ELEMENTS 
 
 A. GENERAL COMMON ELEMENTS. 
 
  The General Common Elements are: 
 
  (1) The real property described in Article II of this Master Deed, excluding those 

portions within the boundaries of any Unit or designated as Limited Common Elements in Part B 
below, but including any appurtenances thereto, such as beneficial easements, and any improvements 
to the real property, such as trees, lawns, yards, shrubs, entrance area improvements, walking paths 
and other plantings, outside street lighting, and signs; 

 
  (2) Common access roads and drives, utility rights-of-way, and sidewalks as indicated 

on the attached Exhibit B;   
 
  (3) The electrical, telephone, and/or cable television wiring networks throughout the 

common areas of the Project, up to the point of passage through Unit perimeter walls;  
 
  (4) The plumbing and gas line networks throughout the common areas of the Project, 

up to the point of passage through Unit perimeter walls;  
 
  (5) The water distribution system, sprinkling system, sanitary sewer system, and storm 

water management system serving the Project, up to the point of passage through Unit perimeter 
walls; 

 
  (6) The structural components (including foundations and structural columns) of all 

building construction (including windows and doors therein) depicted on Exhibit B, the roofs, 
ceilings, skylights, if any, located in a building, Unit perimeter walls, and any space between the 
ceiling and the roof, and between levels of construction; and 

 
  (7) Such other elements of the Project not herein designated as General or Limited 

Common Elements which are not enclosed within the boundaries of a Unit, and which are intended 
for common use or are necessary to the existence, upkeep or safety of the Project. 

 
  Some or all of the utility lines, systems (including mains and service leads) and equipment 
described above may be owned by the local public authority or by the company providing the pertinent 
service.  Accordingly, such utility lines, systems and equipment will be General Common Elements only to 
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the extent of the Co-owners' interest therein, if any, and Developer makes no warranty whatever with respect 
to the nature or extent of such interest, if any. 
 
 B. LIMITED COMMON ELEMENTS. 
 
  Limited Common Elements will be subject to the exclusive use and enjoyment of the Co-
owners of the Unit or Units to which the Limited Common Elements are appurtenant.  The Limited Common 
Elements are: 
 
  (1) The pipes, ducts, wiring and conduits located entirely within a Condominium Unit 

and servicing only such Unit; 
 
  (2) The deck, patio, three season porch and/or balcony appurtenant to each Unit in the 

Project; 
 
  (3) The separate furnace, water heater, air conditioner and/or compressor located within 

or adjacent to a Unit and serving only such Unit exclusively; 
 
  (4) Garage interior spaces, and the interior surfaces of garage walls, ceilings and floors; 
 
  (5) The driveway leading to the garage and the sidewalk leading to the porch, which are 

appurtenant to the unit or units which they service; 
 
  (6) The portion of the interior wall of each Unit containing furnace and hot water heater 

flues and plumbing and other lines and equipment, and the portion of the perimeter walls which 
contain fire place flues, which areas are restricted in use to the Co-owner of the Unit which benefits 
therefrom;  

 
  (7) The mailbox serving each Unit; and 
 
  (8)  The interior surfaces of Unit and Limited Common Element perimeter walls 

(including windows and doors therein), the interior surfaces of the ceilings and floors contained 
within a Condominium Unit or the appurtenant Limited Common Elements. 

 
 In the event no specific assignments of the common elements described herein have been made in the 
Condominium Subdivision Plan, the Developer reserves the right to designate each such space as a Limited 
Common Element appurtenant to a particular Unit by subsequent amendment or amendments to this Master 
Deed.  The Co-owners and mortgagees of Condominium Units and all other persons interested or to become 
interested in the Project from time to time shall be deemed to have irrevocably and unanimously consented to 
such amendment or amendments, and hereby irrevocably appoint the Developer or its successor(s) as agent 
and attorney for the purpose of executing any such amendment or amendments to the Master Deed. 
 
 C. MAINTENANCE.   
 
 Responsibility for the maintenance, cleaning, decoration, repair and replacement of the Common 
Elements and for the payment of utility bills is allocated as follows: 
 
  (1) The costs of maintenance, cleaning, decorating, repairing and replacement of all 

improvements within a Unit (and exterior windows) will be borne by the Co-owner of the Unit.  All 
exterior glass replacement shall be the responsibility of the Unit Co-owner.   
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  (2) The costs of maintenance, cleaning, decorating, repairing and replacement of all 
General Common Elements shall be borne by the Association, except to the extent of maintenance, 
repair, or replacement due to the act or neglect of a Co-owner or his or her agent, family member, 
invited or uninvited guest or invitee, or animals kept by any of them, for which such Co-owner shall 
reimburse the Association upon demand.  Any such unpaid charges may be assessed against the Co-
owner and collected by the Association in accordance with the Bylaws attached hereto as Exhibit A.  
It shall be the responsibility of the Association to fully maintain, repair, replace, and snow plow 
the full width of the private road and driveway system within the Project so as to afford 
continuous access and safe and unimpeded passage for vehicles (including emergency vehicles) 
and pedestrians at all times and under all weather conditions.  The Private Roads in the Project 
shall be snowplowed as often as necessary to keep it reasonably passable for motor vehicles, 
especially for emergency motor vehicles.  All Co-owners shall be jointly and severally 
responsible for the costs of maintenance, repair, replacement, and snow removal pertaining to the 
private road and driveway system within the Project, in accordance with their Percentage of 
Value.  No public funds of Grand Haven Township will be used to initially build the Private 
Road.  The Association shall indemnify, save, and hold Grand Haven Township, and its officers, 
employees, and agents, harmless from any and all claims for personal injury and/or property 
damage arising out of the failure to properly maintain, repair, and replace the private road and 
driveway system within the Project.  If the Association fails to maintain and repair the private 
road for a period of thirty (30) days after the Township has given written notice to the 
Association of such failure, then the Township may perform reasonably necessary maintenance of 
the private road, in its sole discretion, and may assess the Association for the costs of such 
maintenance, including the cost of engineering and administration.  The Township may, in its 
sole discretion, enforce the terms of this paragraph by any lawful means.  Furthermore, it shall be 
the responsibility of the Association to ensure that all storm water drainage facilities and 
improvements serving the Project are regularly maintained in proper functioning condition. 

  
  (3) The costs of maintenance, cleaning, decorating, repairing and replacement of all 

Limited Common Elements, for which responsibility is not otherwise herein specifically assigned, 
shall be borne by the Co-owner(s) of the Unit to which such Limited Common Elements appertain, 
except that the painting and/or staining of deck, patio, three season porch and/or balcony identified in 
B2 above; and the structural repair and replacement of the driveways and sidewalks identified in B5 
above, shall be the responsibility of the Association. 

 
  (4) Each Co-owner shall be responsible for payment of the utilities attributable to his or 

her Unit. 
 
  (5) A Co-owner may make improvements or modifications to the Co-owner’s Unit, at 

his or her expense, if the purpose or modification is to facilitate access or movement within the unit 
for persons with disabilities who reside in or regularly visit the unit, in accordance with the 
provisions of Section 47a of the Act.  No such improvement shall be made until the plans and 
specifications therefor have first been approved by the Association. 

 
 D. Reassignments of Limited Common Elements. 
 
 A Limited Common Element may be re-assigned, upon notice to any affected mortgagee, by written 
application to the Board of Directors of the Association by all Co-owners whose interest will be affected 
thereby.  Upon receipt of such application, the Board shall promptly prepare or cause to be prepared and 
executed an amendment to this Master Deed assigning and/or reassigning all rights and obligations with 
respect to the Limited Common Elements involved, and shall deliver such amendment to the Co-owners of 
the Units affected upon payment by them of all reasonable costs for the preparation and recording thereof. 



 

 

 
 
 8

 
 E. Condominium Unit Use. 
 
 Except as set forth herein, Condominium Units will not be separable from the Common Elements 
appurtenant thereto, and will not be used in any manner inconsistent with the purposes of the Project or in any 
other way which will interfere with or impair the rights of any other Co-owner in the use and enjoyment of 
his or her Unit or the Common Elements appurtenant thereto.  Co-Owners shall not tamper with, cut off, and 
otherwise disturb utility facilities located within Common Elements without the prior written approval of the 
Developer during the Development Period, and thereafter the Association.  The decoration and maintenance 
of all Common Elements is subject to the provisions of the Bylaws and to such written standards as may be 
established in accordance with the Condominium Documents. 
 
 ARTICLE V 
 DESCRIPTION AND PERCENTAGE OF VALUE 
 
 A. Description of Units.  
 
  A complete description of each Condominium Unit in the Project, with elevations therein 
referenced to an official bench mark of the United States Geological Survey sufficient to relocate accurately 
the space enclosed by the description without reference to the Unit itself, is set forth in the Condominium 
Subdivision Plan, as prepared by Nederveld Engineering.  Each Unit shall include all that space contained 
within the interior finished, unpainted walls and ceilings and from the finished subfloor, excluding any 
Common Elements contained therein, all as depicted on the floor plans and sections in Exhibit B.  In the 
event that the dimensions on the measured foundation plan of any Unit differs from the dimensions on the 
typical foundation plan for such Unit shown on Exhibit B, then the typical floor plan for such Unit or Units 
shall be deemed to be automatically revised for such specific Unit in the same matter and to the same extent 
as the measured as-built foundation plan. The architectural plans for the Project were approved by and filed 
with Grand Haven Township, Ottawa County, Michigan, prior to the establishment of the Project. 
 
 B. Percentage of Value. 
 
  The percentage of value assigned to each unit will be equal.  The determination that 
percentages of value should be equal is made after reviewing the comparative characteristics of each Unit in 
the Project which would affect maintenance costs and concluding that there are not material differences 
among the Units insofar as the allocation of percentages of value is concerned.  The percentage of value 
assigned to each Unit will be determinative of each Co-owner's respective share of the Common Elements of 
the Condominium Project, the proportionate share of each respective Co-owner in the proceeds and the 
expenses of administration and the value of such Co-owner's vote at meetings of the Association.  The total 
value of the project is One Hundred Percent (100%).  In the event the Developer elects to expand the Project 
in the Proposed Future Development pursuant to Article X, such expansion would result in a change in the 
actual Percentage of Value attributable to each Unit currently included in the Project, however such 
Percentage of Value would remain equal to each other. 
 
 ARTICLE VI 
 EASEMENTS 
 
 A. General Easements.  Every portion of a Condominium Unit which contributes to the 
structural support of a building shall be burdened with an easement of structural support for the benefit of the 
Common Elements.  In the event that any portion of a Unit or Common Element encroaches upon another 
Unit or Common Element due to the shifting, settling or moving of a building, or due to survey errors or 
construction deviations, reciprocal easements shall exist for the maintenance of such encroachment for so 
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long as such encroachment exists, and for the maintenance thereof after rebuilding in the event of destruction.  
There shall also be permanent easements in favor of the Association for emergency maintenance and repair of 
Common Elements, and there shall be easements to, through and over those portions of the land, structures, 
buildings, improvements and walls (including interior Unit walls) as may be reasonable for the installation, 
maintenance and repair of all utility services furnished to the Project.  Public utilities shall have access to the 
Common Elements and to the Units at such times as may be reasonable for the installation, repair or 
maintenance of such services, and any costs incurred in opening and repairing any wall of the Project to 
install, repair or maintain such services shall be an expense of administration assessed against all Co-owners 
in accordance with the Condominium By-laws.   The Developer, the Association and all public and private 
utilities providing service to the Project shall have perpetual, non-exclusive easements on, over, through, 
across and under the Project as may be necessary or appropriate for (a) carrying out their duties under the 
Condominium Documents, (b) for inspecting a Unit and Common Elements to confirm their compliance with 
the Condominium Documents, (c) for enforcing the terms and conditions of the Condominium Documents, 
and (d) as may be reasonable for the installation, inspection, maintenance, repair and replacement of all 
utilities in the Project.  Any costs incurred in opening and repairing any wall, floor, or ceiling to undertake 
such installation, repair, replacement or maintenance shall be an expense of administration of the Association 
assessed against all Co-owners in accordance with the Bylaws.  The Developer reserves the right to create 
easements within any portion of the Project’s Common Elements for the benefit of the Proposed Future 
Development, regardless if the Project is expanded to include all or any portion of the Proposed Future 
Development.   
  
 B. Specific Easements.  In addition to the general easements identified in paragraph A above, 
an Easement for Public and Private Utilities is hereby created within the private drives and road right-of 
ways and within the access easements and private drives and road right-of-ways depicted on the attached 
Exhibit B, as a non-exclusive perpetual easement for the benefit of the Co-owners, for utility companies 
and for governmental entities providing utility services to the Project and/or having utility service 
facilities in the Project for the following purposes only:  the right to install, repair, replace, maintain, 
and/or extend gas lines, electricity lines, telephone lines, cablevision lines, water mains, and sewer mains; 
the right to install equipment associated with such utility services such as lines, valves, hydrants, fittings, 
and other improvements; and rights of ingress and egress for the installation, repair, replacement, 
maintenance, and extension of such utility services and facilities at reasonable times.  Further, non-
exclusive, perpetual easements in favor of the Developer during the Development Period, and thereafter in 
favor of the Association, shall exist on, over, along, across, through, and under those portions of the Project 
designated as storm water drainage easements on Exhibit B, for the installation, construction, maintenance, 
repair, and replacement of storm water drainage and detention facilities and equipment.  All, maintenance, 
repair, and replacement costs associated with such facilities and equipment shall be the responsibility of the 
Association.  During the Development Period the Developer reserves the right to establish additional drainage 
easements across Common Elements within the Project, in the Developer’s discretion.   
 
 C. Easements Reserved by Developer.  In addition to all other rights reserved to it hereunder, 
the Developer, during the Development Period, reserves non-exclusive easements rights for the benefit of 
itself, its successors and assigns: 
 
  (1) for the unrestricted use of all roads, driveways, walkways, or utilities now or 

hereafter located in the Project for the purpose of (a) ingress to and egress from all or any portion of 
the Project, as the same may be expanded from time to time; (b) installation, maintenance, repair and 
replacement of utilities over, under and across all roads, driveways and walkways; (c) complying 
with any governmental regulation, or installing and servicing the roads, utilities, or drains, as shown 
on Exhibit B; or (d) for any other lawful purpose. 

 



 

 

 
 
 10

  (2) to lay pipes and cables and do all things reasonably necessary to utilize, tap, tie into, 
construct, extend and/or enlarge, all utility services or systems, now or hereafter located within the 
Project. 

 
  (3) to maintain a sales office, a model dwelling, a business office, a construction office 

and such trucks and other construction equipment, storage areas and signs in connection therewith, 
and to engage in any act(s) reasonably necessary to facilitate the construction and sale of Units in the 
Project.  In connection therewith, the Developer shall have full and free access to all Common 
Elements and unsold Units. 

 
  (4) to terminate and revoke any utility or other easement granted in this Master Deed at 

such time as the particular easement has become unnecessary.  No easement for a utility may be 
terminated or revoked unless and until all Units served by it are adequately served by an appropriate 
substitute or replacement utility on a shared maintenance basis.  Any termination or revocation of 
any such easement shall be effected by the recordation of an appropriate amendment to this Master 
Deed. 

 
 D. Easements of Record.  Portions of the Project are encumbered by local zoning, building and 
use ordinances, easements, restrictions and agreements of record, and each Co-owner’s use and enjoyment of 
his or her Unit will be subject to the rights of the public, and of any governmental unit in any part of the 
Project taken, used or deeded for street or highway uses, including, but not limited to, those easements, 
restrictions, and agreements of record depicted on the Condominium Subdivision Plan, attached as Exhibit B 
to this Master Deed. 
 
 ARTICLE VII 
 AMENDMENT 
 
 A. Amendment.  The Project is subject to the PUD Ordinance.  The Condominium Documents 
may not be amended or revised in any fashion which would be inconsistent with the provisions of the PUD 
Ordinance, without the prior written consent of Grand Haven Township.  Furthermore, as otherwise expressly 
provided in this Master Deed, the Condominium Project will not be terminated, vacated, revoked or 
abandoned except as provided in the Act, nor may any of the provisions of this Master Deed, including 
Exhibits A and B be amended, except as follows: 
 
  (a) No Material Change.  Amendments may be made without the consent of Co-owners 

or mortgagees by the Developer during the Development Period, and thereafter by the Association, 
as long as the amendment does not materially alter or change the rights of a Co-owner or mortgagee, 
including, but not limited to, amendments for the purpose of (i) modification of the types and sizes of 
unsold units and their appurtenant limited common elements, (ii) correcting survey or other errors, 
(iii) making minor changes to the boundaries of the Project and/or (iv) facilitating mortgage loan 
financing for existing or prospective Co-owners and to enable or facilitate the purchase or insurance 
of such mortgage loans by the Federal Home Loan Mortgage Corporation, the Federal National 
Mortgage Association, the Government National Mortgage Association, the Veteran's Admini-
stration, the Department of Housing and Urban Development, any other agency of the federal 
government or the State of Michigan and/or any other institutional participant in the secondary 
mortgage market which purchases or insures mortgages.   

 
  (b) Material Change.  Amendments may be made by the Developer during the 

Development Period, and thereafter by the Association, even if it will materially alter or change the 
rights of the Co-owners or mortgagees, with the consent of not less than two-thirds (2/3) of the votes 
of the Co-owners and first mortgagees, if applicable.  A Co-owner will have one (1) vote for each 
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Unit owned (including, as to the Developer, all Units created by the Master Deed not yet conveyed).  
When required to vote, a first mortgagee will have one (1) vote for each Unit mortgaged to the 
mortgagee.  The required votes may be achieved by written consent of the required two-thirds (2/3) 
of the Co-owners and mortgagees or, as to non-Developer Co-owners, by consent established by the 
vote of the Co-owner by any voting method described in the Bylaws.  Mortgagees are not required to 
appear at any meeting of Co-owners except that their approval shall be solicited through written 
ballots.  Any mortgagee ballots not returned within 90 days of mailing shall be counted as approval 
for the change.  For purposes of this section, the affirmative vote of 2/3 of co-owners is considered 
2/3 of all co-owners entitled to vote as of the record date for such votes. 

 
  (1) To the extent the Act or the Condominium Documents require a vote of 
mortgagees of units on amendment of the Condominium Documents, the procedure described in 
this section applies. 

  (2) The date on which the proposed amendment is approved by the requisite 
majority of co-owners is considered the “control date.” 

  (3) Only those mortgagees who hold a duly recorded first mortgage or a duly 
recorded assignment of a first mortgage against one (1) or more condominium units in the Project 
on the control date is entitled to vote on the amendment.  Each mortgagee entitled to vote shall 
have one (1) vote for each unit in the Project that is subject to its mortgage or mortgages, without 
regard to how many mortgages the mortgagee may hold on a particular condominium unit. 

  (4) The Association shall give a notice to each mortgagee entitled to vote 
containing all of the following: 

 (i) A copy of the amendment or amendments as passed by the co-
owners. 

 (ii) A statement of the date that the amendment was approved by the 
requisite majority of co-owners. 

 (iii) An envelope addressed to the entity authorized by the board of 
directors for tabulating mortgagee votes. 

 (iv) A statement containing language in substantially the form 
described in subsection (5). 

 (v) A ballot providing spaces for approving or rejecting the 
amendment and a space for the signature of the mortgagee or an officer of the mortgagee. 

 (vi) A statement of the number of units subject to the mortgage or 
mortgages of the mortgagee. 

 (vii) The date by which the mortgagee must return its ballot. 

  (5) The notice provided by subsection (4) shall contain a statement in 
substantially the following form: 

“A review of the association records reveals that you are the holder of one 
(1) or more mortgages recorded against title to one (1) or more units in 
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Stonewater Condominiums.  The co-owners of the condominium adopted 
the attached amendment to the condominium documents on (control date).  
Pursuant to the terms of the condominium documents and/or the Michigan 
Condominium Act, you are entitled to vote on the amendment.  You have 
one (1) vote for each unit that is subject to your mortgage or mortgages. 

The amendment will be considered approved by first mortgagees if it is 
approved by 66-2/3% of those mortgagees.  In order to vote, you must 
indicate your approval or rejection on the enclosed ballot, sign it, and 
return it not later than ninety (90) days after this notice (which date 
coincides with the date of mailing).  Failure to timely return a ballot will 
constitute a vote for approval.  If you oppose the amendment, you must 
vote against it.” 

  (6) The association of co-owners shall mail the notice required by subsection 
(4) to the first mortgagee at the address provided in the mortgage or assignment for notices. 

  (7) The amendment is considered to be approved by the first mortgagees if it 
is approved by 66-2/3% of the mortgagees whose ballots are received, or are considered to be 
received, in accordance with section 90(2), by the entity authorized by the board of directors to 
tabulate mortgagee votes. 

  (8) The association of co-owners shall maintain a copy of the notice, proofs 
of mailing of the notice, and the ballots returned by mortgagees for a period of two (2) years after 
the control date. 

  (9) Notwithstanding any provision of the Condominium Documents to the 
contrary, first mortgagees are entitled to vote on amendments to the Condominium Documents 
only under the following circumstances: 

 (i) Termination of the condominium project. 

 (ii) A change in the method or formula used to determine the 
percentage of value assigned to a unit subject to the mortgagee’s mortgage. 

 (iii) A reallocation of responsibility for maintenance, repair, 
replacement, or decoration for a condominium unit, its appurtenant limited common 
elements, or the general common elements from the association of co-owners to the 
condominium unit subject to the mortgagee’s mortgage. 

 (iv) Elimination of a requirement for the association of co-owners to 
maintain insurance on the project as a whole or a condominium unit subject to the 
mortgagee’s mortgage or reallocation of responsibility for obtaining or maintaining, or 
both, insurance from the association of co-owners to the condominium unit subject to the 
mortgagee’s mortgage. 

 (v) The modification or elimination of an easement benefiting the 
condominium unit subject to the mortgagee’s mortgage. 

 (vi) The partial or complete modification, imposition, or removal of 
leasing restrictions for condominium units in the condominium project. 



 

 

 
 
 13

 (vii) Amendments requiring the consent of affected mortgagees under 
Section 90(4) of the Act. 

  (c) Legal Compliance.  Amendments may be made without the consent of Co-owners 
or mortgagees by the Developer, even if such amendment will materially alter or change the rights of 
the Co-owners or mortgagees, to achieve compliance with the Act or with rules, interpretations or 
orders promulgated by the Administrator pursuant to the Act, or with other federal, state or local 
laws, ordinances or regulations affecting the Project. 

 
  (d) Required Co-owner Consents.  The method or formula used to determine the 

percentage of value of Units in the Project for other than voting purposes, and any provisions relating 
to the ability or terms under which a Co-owner may rent a Unit, may not be modified without the 
consent of each affected Co-owner and mortgagee.  A Co-owner's Condominium Unit dimensions or 
appurtenant Limited Common Elements may not be modified without the Co-owner's consent. 

 
  (e) Developer Consent.  This Master Deed may not be modified during the 

Development Period without the written consent of the Developer. 
 
  (f) Notice.  Co-owners and mortgagees of record in Ottawa County, Michigan will be 

notified of proposed amendments not less than ten (10) days before the amendment is recorded. 
 
  (g) Costs.  A person causing or requesting an amendment to the Condominium 

Documents will be responsible for costs and expenses of the amendment, except for amendments 
based upon a vote of the prescribed majority of Co-owners and mortgagees or based upon the 
Advisory Committee's decision, the costs of which are expenses of administration. 

 
  (h) Recording.  All amendments will be effective upon recording in the office of the 

Ottawa County Register of Deeds. 
 

(i) Grand Haven Township Consent. The provisions of the Master Deed and Bylaws 
are subject to the PUD Ordinance, a copy of which is attached hereto as Exhibit E, and other 
applicable ordinances and laws.  The PUD Ordinance contains requirements not included in the 
Master Deed or Bylaws. Except with respect to subjects for which the Master Deed or Bylaws 
provide more stringent standards, the PUD Ordinance and all other applicable ordinances and laws 
shall prevail.  The Developer or Condominium Association shall not amend the Condominium 
Documents, nor exercise discretion granted under those documents in such a fashion to violate said 
PUD Ordinance, ordinances or laws.   

 
  (j) Binding.  A copy of each amendment to the Master Deed will be furnished to every 

Co-owner.  However, any amendment to the Master Deed that is adopted in accordance with this 
Article will be binding upon all persons who have an interest in the Project irrespective of whether 
such persons actually receive a copy of the amendment. 

 
  (k) Reservation.   Notwithstanding any contrary provision of the Condominium 

Documents, Developer reserves the right to amend materially this Master Deed or any of its exhibits 
for any of the following purposes: (a) to amend the Bylaws, subject to any restrictions on 
amendments stated therein, (b) to correct inconsistencies, errors, survey or plan errors, deviations in 
construction or any similar errors in the Master Deed, Condominium Subdivision Plan, or errors in 
the locations of improvements, (c) to record “as built” condominium Subdivision Plan and/or 
Consolidating Master Deed, (d) to eliminate reference to any right or reservation which Developer 
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has reserved to itself herein, (e) to provide for minor architectural variances and modifications to a 
Unit, and (f) to expand, convert, subdivide, or contract all or any portion of the Project.    

 
  (l) Statutory Withdrawal Rights.  The Developer reserves the right under Section 67 of 

the Act to withdraw from the Project all undeveloped portions of the Project not identified as "must 
be built" without the prior consent of any co-owners, mortgagees of units in the Project, or any other 
party having an interest in the Project, during a period ending ten (10) years after the date of 
commencement of construction by the developer of the Project, or six years after the date the 
Developer exercised its rights with respect to either expansion, contraction, or conversion of the 
Common Elements, whichever right was exercised last. Upon such withdrawal, the undeveloped 
portions of the Project withdrawn shall also automatically be granted easements for utility and access 
purposes through the Common Element areas of the Project for the benefit of the undeveloped 
portions of the Project which have been withdrawn.  

 
 ARTICLE VIII 
 ASSIGNMENT 
 
 A. Assignment.  Any or all of the rights and powers granted or reserved to the Developer in the 
Condominium Documents or by law, including the power to approve or disapprove any act, use or proposed 
action or any other matter or thing, may be assigned by the Developer to any other entity or person or to the 
Association.  Any such assignment or transfer will be made by appropriate instrument in writing duly 
recorded in the Office of the Ottawa County Register of Deeds. 
 
 
 ARTICLE IX 

CONVERTIBLE AREA 
 
 The Project contains area surrounding each Unit that may constitute “convertible area.”  As depicted 
on the Condominium Subdivision Plan, attached hereto as Exhibit B, the space located between the ceiling 
and the roof of a Unit, may constitute “convertible area.”  No additional Units may be created within such 
convertible areas, but any existing Units to which the convertible area is adjacent may be expanded into the 
convertible area at the sole option of the Developer.  Any convertible area may be converted, in the 
Developer’s sole discretion, into portions of a Unit, General Common Elements or Limited Common 
Elements, or any combination of these, and the responsibility for maintenance, repair and replacement 
therefore may be assigned by an amendment to this Master Deed affected solely by Developer without the 
consent of any other person.  The improvements to be located in the convertible area will be either residential 
Condominium Units, or General or Limited Common Elements.   
 

ARTICLE X 
EXPANSION OF PROJECT 

 
 A. Expansion of Project.  The Project established by this Master Deed consists of 
_____________ (___) condominium Units which may, at the election of the Developer be treated as the 
first phase of an expandable condominium under the Act.  Additional Units, if any, will be established 
upon all or some portion of the following described real property (the “Proposed Future Development”): 
 
 
 
 

[Insert legal description for Proposed Future Development Area for Stonewater 
Condominiums ] 
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 B. Increase in Number of Units.  Any other provisions of the Master Deed notwithstanding, 
the number of Units in the Project may, at the option of the Developer from time to time, within a period 
ending six (6) years after initial recording of the Master Deed, be increased up to ________________ 
(___) additional units by the addition to the Project of all or any portion of the Proposed Future 
Development and the establishment of Units on such area.  The location, nature, appearance, exterior 
design and structural components of the residences and other improvements to be constructed within the 
area of future development will be determined by Developer in its sole discretion, but all such 
improvements will be reasonably compatible with the existing structures in the Project, as determined by 
Developer in its sole discretion.  No unit will be created within any part of the area of future development 
which is added to the Condominium that is not restricted exclusively to residential use. 
 
 C. Expansion Not Mandatory.  Nothing herein contained will in any way obligate Developer 
to enlarge the Project beyond the property described in Article II.  There are no restrictions on the election 
of the Developer to expand the Project other than as explicitly set forth herein.  There is no obligation on 
the part of the Developer to add to the Project all or any portion of Proposed Future Development 
described in this Article X nor is there any obligation to add portions thereof in any particular order nor to 
construct particular improvements thereon in any specific locations. 
 
 D. Common Elements.  The Developer reserves the right, in its discretion, to redefine and/or 
change the nature of any Common Elements previously included in the Project for any purpose 
reasonably necessary to achieve the intent of this Article, including, but not limited to, the connection of 
roadways in the Project to any roadways that may be located on or planned for the Proposed Future 
Development, and to provide access to any Unit that is located on or planned for the area of future 
development from the roadways located in the Project.  Further, the Developer reserves the right, in its 
discretion, to create Limited Common Elements within any portion of the Proposed Future Development 
and to designate Common Elements which may subsequently be assigned as Limited Common Elements. 
 
 E. Method of Expansion.  If the Developer exercises his right to elect to expand the Project, 
such expansion shall be accomplished by one or more amendments to this Master Deed, adding additional 
land to the Project as then constituted.  Any such amendment will be prepared by and at the discretion of 
the Developer and the percentages of value set forth in Article V hereof will be readjusted in order to 
preserve a value of 100 percent of the entire Project resulting from such amendment to the Master Deed.  
Any and all Units created within the Proposed Future Development shall be assigned to an equal 
percentage of value as the units located within the property described in Article II hereof. 
 
 F. Reserved Easements.  The Developer reserves the right, in its sole discretion, to create 
easements within any portion of the Project’s Common Elements for the benefit of the Proposed Future 
Development.   
 
 G. Additional Provisions.  The amendment or amendments to this Master Deed by the 
Developer to expand the Project will also contain such additional provisions as the Developer may 
determine necessary or desirable to create a necessary easement, to create or change restrictions, or to 
otherwise enhance the value or desirability of the Units located within the property described in Article II 
and within the Proposed Future Development. 
 

ARTICLE XI 
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CONTRACTION OF PROJECT 
 
 A. Withdrawal of Lands.  Any other provisions of this Master Deed notwithstanding, the 
Developer may, at the option of the Developer, within a period ending six (6) years after initial recording of 
this Master Deed, contract the Project by withdrawing any or all of the lands described in Article II from the 
Project, provided that no Unit which has been conveyed by the Developer may be withdrawn without the 
consent of the Co-Owner and mortgagee of the Unit.  Other than as set forth herein, there are no restrictions 
or limitations on the right of the Developer to withdraw lands from the Project as to the portion or portions of 
land which may be withdrawn, the time or order of such withdrawals or the number of Units and/or Common 
Elements which may be withdrawn. 
 
 B. Contraction Not Mandatory.  There is no obligation on the part of the Developer to contract 
the Project nor is there any obligation to withdraw portions thereof in any particular order nor to construct 
particular improvements on any withdrawn lands.  The Developer may, in its discretion, establish all or a 
portion of the lands withdrawn from the Project as a separate condominium project (or projects) or any other 
form of development. 
 
 C. Amendment to Master Deed and Modification of Percentages of Value.  A withdrawal of 
lands from the Project by the Developer will be given effect by an appropriate amendment or amendments to 
this Master Deed in the manner provided by law, which amendment or amendments will be prepared by and 
at the discretion of the Developer and in which the percentages of value set forth in Article V hereof will be 
proportionately readjusted in order to preserve a total value of one hundred percent (100%) for the entire 
Project resulting from such amendment or amendments to the Master Deed. 
 
 D. Redefinition of Common Elements.  The amendment or amendments to the Master Deed by 
the Developer to contract the Project may also contain such further definitions and redefinitions of General or 
Limited Common Elements as Developer may determine necessary or desirable to adequately describe, serve 
and provide access to the parcel or parcels being withdrawn from the Project by the amendment.  In 
connection with any such amendment(s), Developer will have the right to change the nature of any Common 
Element previously included in the Project for any purpose reasonably necessary to achieve the purposes of 
this Article, including, but not limited to, the connection of roadways in the Project to any roadways that may 
be located on or planned for the area withdrawn from the Project, and to provide access to any area 
withdrawn from the Project from the roadways located in the Project. 
 
 E. Additional Provisions.  The amendment or amendments to the Master Deed by the 
Developer to contract the Project will also contain such provisions, as Developer may determine necessary or 
desirable, (i) to create easements burdening or benefiting portions or all of the parcel or parcels being 
withdrawn from the Project, and/or (ii) to create or change restrictions or other terms and provisions affecting 
the parcel or parcels being withdrawn from the Project or affecting the balance of the Project as reasonably 
necessary in the Developer's judgment to enhance the value or desirability of the parcel or parcels being 
withdrawn from the Project. 
 
 ARTICLE XII 
 STONEWATER PROPERTY OWNER’S ASSOCIATION 
 

The Project and the platted development called Stonewater, both of which may be expanded form 
time to time in accordance with the PUD Ordinance, were approved by Byron Township in accordance with 
the PUD Ordinance.  The ponds, entrance landscaping and park areas located within Stonewater (collectively 
the “Common Areas”), are or will be depicted on the final plat for Stonewater.  The Developer has, or will, 
convey fee title to the Common Areas to the Stonewater Property Owner’s Association, which will 
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administer, own, operate, manage and maintain the Common Areas.  Such Common Areas will be for the use 
and enjoyment of the members of the Stonewater Property Owner’s Association.    

 
All authorized costs and expenses incurred by the Stonewater Property Owner’s Association with 

respect to ownership, taxation, insurance, operation, management, maintenance, repair, and/or replacement of 
the Common Areas (collectively “Stonewater Property Owner’s Association Costs”) shall be the 
responsibility of each member of the Stonewater Property Owner’s Association, and will be allocated 
between the members of the Association (i.e. the Unit Co-owners and the owners of the lots in Stonewater) as 
determined by the Developer.  The Developer reserves the right to authorized and require that all Co-owner 
dues payable to the Stonewater Property Owner’s Association be collected by the Association as expenses of 
administration hereunder such that they are collected by the Association and paid to the Stonewater Property 
Owner’s Association.   

 
The Common Areas are all located within the platted development called Stonewater.  The Common 

Areas are not located within the boundary of the Project and are need-not-be-built improvements.  A Co-
owner’s right to use and enjoy the Common Areas shall be subject to the Articles of Incorporation, Bylaws, 
Rules and Regulations, if any, with respect to Stonewater Property Owner’s Association, and to restrictions 
of record.        
 

ARTICLE XIII 
 LIMITATION OF LIABILITY 
 
 The enforcement of any rights or obligations contained in the Condominium Documents against the 
Developer while the Developer owns any portion of the Condominium Project shall be limited to the interest 
of the Developer in the Condominium Project.  No judgment against the Developer shall be subject to 
execution on, or be a lien on any assets of, the Developer other than the Developer’s interest in the 
Condominium Project. 
 
  

ARTICLE XIV 
 CONTROLLING LAW 
 
 The provisions of the Act, and of the other laws of the State of Michigan, shall be applicable to and 
govern this Master Deed and all activities related hereto. 
 
 
 

[THE REMAINDER OF THIS PAGE WAS INTENTIONALLY LEFT BLANK] 
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The Developer has duly executed this Master Deed on the day and year which appear on Page Two. 
 
       Lincoln Street Holdings, LLC,   
       a Michigan limited liability company  
          
 
 
       By:__________________________________ 
        Dale H. Kraker 
        Its: Manager 
 
Acknowledged before me by Dale H. Kraker, Manager of Lincoln Street Holdings, LLC. a Michigan 
limited liability company, in Kent County, Michigan, on _________________, 2015. 
 
 

___________________________________ 
_______________________, Notary Public 
____________________ County, Michigan 
Acting in ____________ County, Michigan 
My Commission Expires:  _____________ 
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STONEWATER CONDOMINIUMS  
 
 EXHIBIT A 
 
 BYLAWS 
 
 ARTICLE I 
 ASSOCIATION OF CO-OWNERS 
 
 A. Association of Co-owners.  Stonewater Condominiums, a residential Condominium Project 
located in the Township of Grand Haven, Ottawa County, Michigan, will be administered by an Association 
of Co-owners which will be a nonprofit corporation, hereinafter called the “Association”, organized under the 
applicable laws of the State of Michigan, and responsible for the management, maintenance, operation and 
administration of the General Common Elements, easements and affairs of the Condominium Project in 
accordance with the Condominium Documents and the laws of the State of Michigan.  These Bylaws will 
constitute both the Bylaws referred to in the Master Deed as required by the Act and the Bylaws provided for 
under the Michigan Nonprofit Corporation Act.  Each Co-owner will be entitled to membership and no other 
person or entity will be entitled to membership.  The share of a Co-owner in the funds and assets of the 
Association cannot be assigned, pledged or transferred in any manner except as an appurtenance to his or her 
Unit.  The Association will keep current copies of the Master Deed, all amendments to the Master Deed, and 
other Condominium Documents for the Condominium Project available at reasonable hours to Co-owners, 
prospective purchasers and prospective mortgagees of Units in the Condominium Project. All Co-owners in 
the Condominium Project and all persons using or entering upon or acquiring any interest in any Unit therein 
or the Common Elements thereof will be subject to the provisions and terms set forth in the Condominium 
Documents. 
 
 ARTICLE II 
 ASSESSMENTS 
 
 All expenses arising from the management, administration and operation of the Association in 
pursuance of its authorizations and responsibilities as set forth in the Condominium Documents and the Act 
will be levied by the Association against the Units and the Co-owners thereof in accordance with the 
following provisions: 
 
 A. Assessments for General Common Elements.  All costs incurred by the Association in 
satisfaction of any liability arising within, caused by, or connected with the General Common Elements, or 
the administration of the Condominium Project, or as assessed by the Stonewater Property Owner’s 
Association with respect to the Common Areas, will constitute expenditures affecting the administration of 
the Project, and all sums received as the proceeds of, or pursuant to, any policy of insurance securing the 
interest of the Co-owners against liabilities or losses arising within, caused by, or connected with the General 
Common Elements or the administration of the Condominium Project will constitute receipts affecting the 
administration of the Condominium Project, within the meaning of Section 54(4) of the Act. 
 
 B. Determination of Assessments.  Assessments will be determined in accordance with the 
following provisions: 
 
  (1) Budget.  The Board of Directors of the Association will establish an annual budget 

in advance for each fiscal year and such budget will project all expenses for the forthcoming year 
which may be required for the proper operation, management and maintenance of the Condominium 
Project, including a reasonable allowance for contingencies and reserves.  An adequate reserve fund 
for maintenance, repairs and replacement of those Common Elements that must be replaced on a 
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periodic basis will be established in the budget and must be funded by regular monthly payments as 
set forth in Article II below rather than by special assessments.  At a minimum, the reserve fund will 
be equal to ten percent (10%) of the Association's current annual budget on a noncumulative basis.  
The minimum standard required by this paragraph may prove to be inadequate for this particular 
Project.  The Association should carefully analyze the Condominium Project to determine if a greater 
amount should be set aside, or if additional reserve funds should be established for other purposes.  
Upon adoption of an annual budget by the Board of Directors, copies of the budget will be delivered 
to each Co-owner and the assessment for the year will be established based upon the budget, 
although the failure to deliver a copy of the budget to each Co-owner will not affect or in any way 
diminish the liability of any Co-owner for any existing or future assessments.  Should the Board of 
Directors at any time determine, in the sole discretion of the Board of Directors that the assessments 
levied are or may prove to be insufficient (1) to pay the costs of operation and management of the 
Condominium, (2) to provide replacements of existing General Common Elements, (3) to provide 
additions to the Common Elements not exceeding Ten Thousand Dollars ($10,000.00) for the entire 
Condominium Project, or (4) that an event of emergency exists, the Board of Directors will have the 
authority to increase the general assessment or to levy such additional assessment or assessments as 
it will deem to be necessary.  The discretionary authority of the Board of Directors to levy 
assessments pursuant to this subsection will rest solely with the Board of Directors for the benefit of 
the Association and the members thereof, and will not be enforceable by any creditors of the 
Association or the members thereof. 

 
  (2) Special Assessments.  Special assessments, in addition to those required in 

subsection (1) above, may be made by the Board of Directors from time to time and approved by the 
Co-owners as hereinafter provided to meet other needs or requirements of the Association, including, 
but not limited to:  (1) assessments for additions to the General Common Elements exceeding Ten 
Thousand Dollars ($10,000.00) annually for the entire Condominium Project, (2) assessments to 
purchase a Unit upon foreclosure of the lien for assessments described in this Article II, or (3) 
assessments for any other appropriate purpose not elsewhere herein described.  Special assessments 
referred to in this subsection (2) (but not including those assessments referred to in subsection (1) 
above, which will be levied in the sole discretion of the Board of Directors) will not be levied 
without the prior approval of more than two-thirds (2/3) of all Co-owners.  The authority to levy 
assessments pursuant to this subsection is solely for the benefit of the Association and the members 
thereof and will not be enforceable by any creditors of the Association. 

 
  (3) Common Areas.  The Stonewater Property Owner’s Association will submit an 

annual budget and membership assessment to the Association in advance for each fiscal year for 
purposes of projecting all anticipated expenses, including a reasonable allowance for contingencies 
and reserves, for the forthcoming year which it may incur with respect to ownership, taxation, 
insurance, operation, management, maintenance, repair, and/or replacement of the Common Areas.  
All authorized costs and expenses incurred by Stonewater Property Owner’s Association with respect 
to the Common Areas shall be the responsibility of the Association and Stonewater Property 
Owner’s Association, allocated between the Association and Stonewater Property Owner’s 
Association in accordance with the Sharing Ratio (as defined in Article XII of the Master Deed), and 
shall constitute an expense of administration hereunder, and shall be assessed to the Unit Co-owners 
as such.     

   
 C. Apportionment of Assessments and Penalty for Default.  Unless otherwise provided herein 
or in the Master Deed, all assessments levied against the Co-owners to cover expenses of administration will 
be apportioned among and paid by the Co-owners in accordance with the percentage of value allocated to 
each Unit in Article V of the Master Deed, without increase or decrease for the existence of any rights to the 
use of Limited Common Elements appurtenant to a Unit.  ANNUAL ASSESSMENTS AS DETERMINED IN 
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ACCORDANCE WITH THE ABOVE WILL BE PAYABLE BY CO-OWNERS IN TWELVE (12) EQUAL MONTHLY 
INSTALLMENTS, UNLESS A DIFFERENT INTERVAL IS SELECTED BY THE BOARD OF DIRECTORS OF THE 
ASSOCIATION, COMMENCING WITH ACCEPTANCE OF A DEED TO OR A LAND CONTRACT VENDEE'S INTEREST 
IN A UNIT, OR WITH THE ACQUISITION OF TITLE TO A UNIT BY ANY OTHER MEANS.  The payment of an 
assessment will be in default if such assessment, or any part thereof, is not paid to the Association in full on 
or before the due date for such payment. 
 
 Each installment in default for ten (10) or more days will bear interest from the initial due date 
thereof at the rate of seven percent (7%) per annum until each installment is paid in full.  The Association 
may, pursuant to Article XVII hereof, levy fines for the late payment in addition to such interest.  Each Co-
owner (whether one or more persons) will be, and remain, personally liable for the payment of all 
assessments (including fines for late payment and costs of collection and enforcement of payment) pertinent 
to his or her Unit which may be levied while such Co-owner is the owner thereof.  Each Co-owner (whether 
one or more persons) will be, and remain, personally liable for the payment of all assessments pertinent to his 
or her Unit which may be levied while such Co-owner is the owner thereof.  Payments on account of 
installments of assessments in default will be applied as follows:  first, to costs of collection and enforcement 
of payment, including reasonable attorneys fees; second, to any interest charges and fines for late payment on 
such installments; and third, to installments in default in order of their due dates. 
 
 D. Waiver of Use or Abandonment of Unit.  No Co-owner may exempt himself from liability 
for his or her contribution toward the expenses of administration by waiver of the use or enjoyment of any of 
the Common Elements or by the abandonment of his or her Unit. 
 
 E. Enforcement. 
 
  (1) Remedies/Liens.  In addition to any other remedies available to the Association, the 

Association may enforce collection of delinquent assessments by a suit at law for a money judgment 
or by foreclosure of the statutory lien that secures payment of assessments.  Sums assessed to a Co-
owner by the Association that are unpaid together with interest on such sums, collection and late 
charges, advances made by the Association for taxes or other liens to protect its lien, attorney fees, 
and fines in accordance with the condominium documents, constitute a lien upon the unit or units in 
the Project owned by the co-owner at the time of the assessment before other liens except tax liens on 
the units in favor of any state or federal taxing authority and sums unpaid on a first mortgage of 
record, except that past due assessments that are evidenced by a notice of lien, recorded as set forth 
herein, have priority over a first mortgage recorded subsequent to the recording of the notice of lien.  
In the event of default by any Co-owner in the payment of any installment of the annual assessment 
levied against his Unit, the Association will have the right to declare all unpaid installments of the 
annual assessment for the pertinent fiscal year immediately due and payable.  The Association also 
may discontinue the furnishing of any services to a Co-owner in default upon seven (7) days, written 
notice to such Co-owner of its intention to do so.  A Co-owner in default will not be entitled to utilize 
any of the General Common Elements of the Project and will not be entitled to vote at any meeting 
of the Association so long as such default continues; provided, however, this provision will not 
operate to deprive any Co-owner of ingress or egress to and from his Unit.  In a judicial foreclosure 
action, a receiver may be appointed to collect a reasonable rental for the Unit from the Co-owner 
thereof or any persons claiming under him.  All of these remedies will be cumulative and not 
alternative and will not preclude the Association from exercising such other remedies as may be 
available at law or in equity. 

 
  (2) Foreclosure Proceedings.  Each Co-owner, and every other person who from time to 

time has any interest in the Project, will be deemed to have granted to the Association the unqualified 
right to elect to foreclose the lien securing payment of assessments either by judicial action or by 
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advertisement.  The provisions of Michigan law pertaining to foreclosure of mortgages by judicial 
action and by advertisement, as the same may be amended from time to time, are incorporated herein 
by reference for the purposes of establishing the alternative procedures to be followed in lien 
foreclosure actions and the rights and obligations of the parties to such actions, except that the 
Association is entitled to reasonable interest, expenses, costs, and attorney fees for foreclosure by 
advertisement or judicial action.  The redemption period for a foreclosure is 6 months from the date 
of sale unless the property is abandoned, in which event the redemption period is 1 month from the 
date of sale.  Further, each Co-owner and every other person who from time to time has any interest 
in the Project will be deemed to have authorized and empowered the Association to sell or to cause 
to be sold the Unit with respect to which the assessment(s) is or are delinquent and to receive, hold 
and distribute the proceeds of such sale in accordance with the priorities established by applicable 
law.  Each Co-owner of a Unit in the Project acknowledges that at the time of acquiring title to the 
Unit he was notified of the provisions of this subsection and that he voluntarily, intelligently and 
knowingly waived notice of any proceedings brought by the Association to foreclose by 
advertisement the lien for nonpayment of assessments and a hearing on the same prior to the sale of 
the subject Unit. 

 
  (3) Notice of Action.  Notwithstanding the foregoing, neither a judicial foreclosure 

action nor a suit at law for a money judgment will be commenced, nor will any notice of foreclosure 
by advertisement be published, until the expiration of ten (10) days after mailing, by first class mail, 
postage prepaid, addressed to the delinquent Co-owner(s) at his or her or their last known address, a 
written notice that one or more installments of the annual assessments levied against the pertinent 
Unit is or are delinquent and that the Association may invoke any of its remedies hereunder if the 
default is not cured within ten (10) days after the date of mailing.  Such written notice will be accom-
panied by a written affidavit of an authorized representative of the Association that sets forth (i) the 
affiant's capacity to make the affidavit, (ii) the statutory and other authority for the lien, (iii) the 
amount outstanding (exclusive of interest, costs, attorneys' fees and future assessments), (iv) the legal 
description of the subject Unit(s) and (v) the name(s) of the Co-owner(s) of record.  Such affidavit 
will be recorded in the office of the Register of Deeds of Ottawa County prior to commencement of 
any foreclosure proceeding, but it need not have been recorded as of the date of mailing as aforesaid.  
If the delinquency is not cured within the ten (10) day period, the Association may take such 
remedial action as may be available to it hereunder or under Michigan law.  In the event the 
Association elects to foreclose the lien by advertisement, the Association will so notify the 
delinquent Co-owner and will inform him that he may request a judicial hearing by bringing suit 
against the Association. 

 
  (4) Expenses of Collection.  The expenses incurred in collecting unpaid assessments, 

including interest, costs, actual attorneys fee (not limited to statutory fees) and advances for taxes or 
other liens paid by the Association to protect its lien, will be chargeable to the Co-owner in default 
and will be secured by the lien on his or her Unit. 

 
  (5) Liabilities Prior to Expiration of Redemption Period.  The co-owner of a 

condominium unit subject to foreclosure pursuant to this section, and any purchaser, grantee, 
successor, or assignee of the co-owner’s interest in the condominium unit, is liable for 
assessments by the association of co-owners chargeable to the condominium unit that become due 
before expiration of the period of redemption together with interest, advances made by the 
association of co-owners for taxes or other liens to protect its lien, costs, and attorney fees 
incurred in their collection. 

 
  (6)  Mortgagee Notice to Association of Foreclosure.  The mortgagee of a first 

mortgage of record of a condominium unit shall give notice to the association of co-owners of the 
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commencement of foreclosure of the first mortgage by advertisement by serving a copy of the 
published notice of foreclosure required by statute upon the association of co-owners by certified 
mail, return receipt requested, addressed to the resident agent of the association of co-owners at 
the agent’s address as shown on the records of the Michigan corporation and securities bureau, or 
to the address the association provides to the mortgagee, if any, in those cases where the address 
is not registered, within 10 days after the first publication of the notice.  The mortgagee of a first 
mortgage of record of a condominium unit shall give notice to the association of co-owners of 
intent to commence foreclosure of the first mortgage by judicial action by serving a notice setting 
forth the names of the mortgagors, the mortgagee, and the foreclosing assignee of a recorded 
assignment of the mortgage, if any; the date of the mortgage and the date the mortgage was 
recorded; the amount claimed to be due on the mortgage on the date of the notice; and a 
description of the mortgaged premises that substantially conforms with the description contained 
in the mortgage upon the association of co-owners by certified mail return receipt requested 
addressed to the resident agent of the association of co-owners at the agent’s address as shown on 
the records of the Michigan corporation and securities bureau, or to the address the association 
provides to the mortgagee, if any, in those cases where the address is not registered, not less than 
10 days before commencement of the judicial action.  Failure of the mortgagee to provide notice 
as required by this section shall only provide the association with legal recourse and will not, in 
any event, invalidate any foreclosure proceeding between a mortgagee and mortgagor.   

 
 F. Liability of Mortgagee.  Notwithstanding any other provisions of the Condominium 
Documents, the holder of any first mortgage covering any Unit in the Project which comes into possession of 
the Unit pursuant to the remedies provided in the mortgage or by deed (or assignment) in lieu of foreclosure, 
or any purchaser at a foreclosure sale, will take the property free of any claims for unpaid assessments or 
charges against the mortgaged Unit which accrue prior to the time such holder comes into possession of the 
Unit, except for assessments that have priority over the first mortgage under section 108 of the Act. 
 
 G. Developer's Responsibility for Assessments.  The Developer of the Condominium, although 
a member of the Association, along with its designated builder, Jim Tibbe Homes (the “Builder”), will not be 
responsible at any time for payment of the monthly Association assessments.  Developer and Builder, 
however, will at all times pay all expenses of maintaining the Units that they own, together with a 
proportionate share of all current expenses of administration actually incurred by the Association from time 
to time.  For purposes of the foregoing sentence, the Developer's proportionate share of such expenses will be 
based upon a ratio of all Units which have been substantially completed and are owned by the Developer at 
the time the expense is incurred to the total of Units in the Project.  In no event will Developer or be 
responsible for payment of any assessments for deferred maintenance, reserves for replacement, for capital 
improvements or other special assessments, except with respect to Units which are substantially completed 
and which are owned by it, nor to finance litigation or other claims against the Developer, any costs of 
investigating and preparing such litigation or claim or any similar or related costs.  The phrase “substantially 
completed” shall have the meaning ascribed to it in Section 103b(4) of the Act. 
 
 H. Property Taxes and Special Assessments.  All special assessments and property taxes shall 
be assessed against the individual Units and not against the total property of the Project or any part thereof, 
except for the year in which the Project was established subsequent to the tax day.  Taxes and special 
assessments which become a lien against the property of the Condominium in any such year shall be 
expenses of administration and shall be assessed against the Units in proportion to the percentage of value 
assigned to each Unit.  Special assessments and property taxes in any year in which the property existed as an 
established Project on the tax day shall be assessed against the individual Units notwithstanding any 
subsequent vacation of the Project. 
 



 

 

 
 
 24

 Assessments for subsequent improvements to a specific Unit shall be assessed to that Unit 
description only, and each Unit shall be treated as a separate, single unit of real property for purposes of 
property tax and special assessment, and shall not be combined with any other Unit or Units, and no 
assessment of any fraction of any Unit or combination of any Unit with other units or fractions thereof shall 
be made, nor shall any division or split of the assessment or taxes of a single Unit be made notwithstanding 
separate or common ownership thereof. 
 
 I. Personal Property Tax Assessments of Association Property.  The Association will be 
assessed as the person or entity in possession of any tangible personal property of the Condominium owned 
or possessed in common by the Co-owners, and personal property taxes based thereon will be treated as 
expenses of administration. 
 
 J. Construction Lien.  A construction lien otherwise arising under Act No. 497 of the Michigan 
Public Acts of 1980, as amended, being MCL 570.1101 to 570.1305, will be subject to Section 132 of the 
Act. 
 
 K. Statement as to Unpaid Assessments.  The purchaser of any Unit may request a statement of 
the Association as to the amount of any unpaid Association assessments, and interest, late charges, fines, 
costs, and attorney fees relating thereto.  Upon written request to the Association accompanied by a copy of 
the executed purchase agreement pursuant to which the purchaser holds the right to acquire a Unit, the 
Association will provide a written statement of such unpaid assessments, interest, late charges, fines, costs, 
and attorney fees as may exist or a statement that none exist, which statement will be binding upon the 
Association for the period stated therein.  Upon the payment of that sum within the period stated, the 
Association's lien for assessments, interest, late charges, fines, costs, and attorney fees as to such Unit will be 
deemed satisfied; provided, however, that the failure of a purchaser to request such statement at least five (5) 
days prior to the closing of the purchase of such Unit will render any unpaid assessments, interest, late 
charges, fines, costs, and attorney fees and the lien securing same fully enforceable against such purchaser 
and the Unit itself, to the extent provided by the Act.  Under the Act, unpaid assessments constitute a lien 
upon the Unit and the proceeds of sale thereof prior to all claims except real property taxes and first 
mortgages of record, as provided herein. 
 
 ARTICLE III 
 ARBITRATION 
 
 A. Submission to Arbitration.  Any dispute, claim or grievance arising out of or relating to the 
interpretation or application of the Master Deed, By-Laws or other Condominium Documents, or to any 
disputes, claims or grievances arising among or between the Co-owners or between such owners and the 
Association may, upon the election and written consent of the parties to any such dispute, claim or grievance, 
and written notice to the Association, be submitted to arbitration by the Arbitration Association and the 
parties thereto shall accept the Arbitrator's award as final and binding.  All arbitration hereunder shall proceed 
in accordance with Sections 5001-5065 of Act 236 of the Public Acts of 1961, as amended, which may be 
supplemented by reasonable rules of the Arbitration Association. 
 
 B. Disputes Involving the Developer.  A contract to settle by arbitration may also be executed 
by the Developer and any claimant with respect to any claim against the Developer that might be the subject 
of a civil action, provided that: 
 
  (1) At the exclusive option of a Purchaser, Co-owner or person occupying a Unit in the 

Project, a contract to settle by arbitration shall be executed by the Developer with respect to any 
claim that might be the subject of a civil action against the Developer, which claim involves an 
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amount less than $2,500.00 and arises out of or relates to a purchase agreement, Condominium Unit 
or the Project. 

 
  (2) At the exclusive option of the Association of Co-owners, a contract to settle by 

arbitration shall be executed by the Developer with respect to any claim that might be the subject of a 
civil action against the Developer, which claim arises out of or relates to the Common Elements of 
the Project, if the amount of the claim is $10,000.00 or less. 

 
 C. Preservation of Rights.  Election by any Co-owner or by the Association to submit any such 
dispute, claim or grievance to arbitration shall preclude such party from litigating such dispute, claim or 
grievance in the courts.  Provided, however, that except as otherwise set forth in this Article, no interested 
party shall be precluded from petitioning the Courts to resolve any dispute, claim or grievance in the absence 
of an election to arbitrate. 
 
 ARTICLE IV 
 INSURANCE 
 
 A. Insurance.  The Association shall, to the extent appropriate given the nature of the 
common elements, carry fire and extended coverage, vandalism and malicious mischief and liability 
insurance (including, without limitation, Directors' and Officers' coverage), worker's compensation 
insurance, if applicable, and such other insurance coverage as the Board may determine to be appropriate 
with respect to the ownership, use and maintenance of the common elements of the Condominium and the 
administration of Condominium affairs, without duplicating the coverage maintained by each co-owner 
pursuant to subsection (3) below.  The insurance shall be carried and administered in accordance with the 
following provisions: 
 
  (1) The Association shall purchase that insurance for the benefit of the Association, 

the co-owners and their mortgagees, as their interests may appear, and provision shall be made 
for the issuance of certificates of insurance with mortgagee endorsements to the mortgagees of 
co-owners.  The Association and all co-owners shall use their best efforts to see that all property 
and liability insurance carried pursuant to the terms of this Article IV shall contain appropriate 
provisions by which the insurer waives its right of subrogation as to any claims against any co-
owner or the Association, and the Association and each co-owner hereby waive, each as to the 
other, any right of recovery for losses covered by insurance.  The liability of carriers issuing 
insurance obtained by the Association shall not, unless otherwise required by law, be affected or 
diminished on account of any additional insurance carried by any co-owner, and vice versa. 

 
  (2) The Association may carry fidelity bond insurance in such limits as the Board 

shall determine upon all officers and employees of the Association who in the course of their 
duties may reasonably be expected to handle funds of the Association or any co-owners. 

 
  (3) Each co-owner shall be responsible for obtaining insurance coverage at his own 

expense for the interior of his unit, including wall coverings, floor coverings, windows and 
screens.  It shall further be each co-owner's responsibility to obtain insurance coverage for his 
personal property located within his Condominium unit or elsewhere in the Condominium 
Project.  Each co-owner also shall be obligated to obtain insurance coverage for his personal 
liability for occurrences within his unit and the limited common elements appurtenant to his unit.  
The Association will under no circumstances have any obligation to obtain any of the insurance 
coverage described in this subsection or any liability to any person for failure to do so.   
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(4) All common elements of the Condominium shall be insured against fire and other 
perils covered by a standard extended coverage endorsement in an amount equal to the maximum 
insurable replacement value, excluding land, landscaping, pavement, foundation, and excavation 
costs, as determined annually by the Board of Directors of the Association.  Such coverage shall 
also include interior walls within any unit and the pipes, wires, conduits, and ducts contained 
therein and shall further include all fixtures, equipment, and trim within a unit which were 
furnished with the unit by Developer as standard items according to the plans and specifications 
thereof on file with the Association (or such replacements thereof as do not exceed the cost of 
such standard items).  Any improvements made by a co-owner within his unit shall be covered by 
insurance obtained by and at the expense of the co-owner; provided that, if the Association elects 
to include such improvements under its insurance coverage, any additional premium cost to the 
Association attributable thereto shall be assessed to and borne solely by the co-owner and 
collected as a part of the assessment levied against the co-owner under Article II above. 

 
  (5) All insurance carried hereunder shall, to the extent possible, provide for cross-

coverage of claims by one insured against another. 
 
  (6) All premiums upon insurance purchased by the Association pursuant to these 

Bylaws, except pursuant to the last sentence of subsection (4) above, shall be expenses of 
administration. 

 
  (7) Proceeds of all insurance policies owned by the Association shall be received by 

the Association, held in a separate account, and distributed to the Association, the co-owners and 
their mortgagees as their interests may appear; provided, however, whenever repair or 
Reconstruction of the Condominium shall be required as provided in Article V below, the 
proceeds of any insurance received by the Association as a result of any loss requiring repair or 
Reconstruction shall be applied for such repair or Reconstruction and in no event shall hazard 
insurance proceeds be used for any purpose other than for repair, replacement or Reconstruction 
of the Condominium Project unless all the holders of first mortgages on units in the 
Condominium have given their prior written approval. 

 
(8) Each co-owner, by ownership of a unit in the Condominium, shall be considered 

to appoint the Association as his true and lawful attorney-in-fact to act in connection with all 
matters concerning insurance pertinent to the Condominium and the common elements thereof.  
Without limiting the generality of the foregoing, the Association as attorney shall have full power 
and authority to purchase and maintain such insurance, to collect and remit premiums therefor, to 
collect proceeds and to distribute them to the Association, the co-owners and respective 
mortgagees, as their interests may appear (subject always to the Condominium Documents), to 
execute releases of liability and to execute all documents and to do all things on behalf of such 
co-owners and the Condominium as shall be necessary or convenient to accomplish the 
foregoing. 

 
(9) Each individual co-owner shall indemnify and hold harmless every other co-

owner, the Developer, and the Association from and against all damages, costs and judgment, 
including actual attorneys' fees, which any indemnified party may suffer as a result of defending 
claims arising out of an occurrence on or within such individual co-owner's unit or appurtenant 
limited common elements.  This provision shall not be construed to give an insurer any 
subrogation right or other right or claim against an individual co-owner, the Developer, or the 
Association.   

  
 ARTICLE V 
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 RECONSTRUCTION OR REPAIR 
 
 A. Reconstruction or Repair.  If the Condominium Project or any of its common elements are 
destroyed or damaged, in whole or in part, and the proceeds of any policy insuring the same and payable by 
reason thereof are sufficient to reconstruct the Project, then such proceeds shall be applied to such 
Reconstruction.  As used herein, “Reconstruction” means restoration of the Project to substantially the same 
condition in which it existed prior to the fire or other disaster in accordance with the Master Deed and the 
original plans and specifications, with each Unit and the Common Elements having the same vertical and 
horizontal boundaries as prior thereto. 
 
  (1) If the property is not insured against the peril causing the loss or the proceeds of the 

policy or policies insuring the Project and payable by reason thereof are insufficient to reconstruct 
the same, provision for Reconstruction may be made by the affirmative vote of not fewer than 75% 
of the Co-owners and mortgagees at a meeting called for such propose.  Any such meeting shall be 
held within 30 days following the final adjustment of insurance claims, if any, or within 90 days after 
such fire or other disaster, whichever first occurs.  At any such meeting, the Board or its 
representative shall present to all parties present an estimate of the cost of the Reconstruction and the 
estimated amount of necessary special assessments against each Unit in order to pay therefor.  If the 
property is reconstructed, any such insurance proceeds shall be applied thereto, and special 
assessments may be made against the Units in order to pay the balance of the cost thereof. 

 
  (2) If the property is not insured against the peril causing the loss or the proceeds of the 

policy or policies insuring the Project and payable by reason thereof are insufficient to reconstruct 
the same, and if provision for Reconstruction is not made pursuant to subparagraph (a) above, then 
provision for withdrawal of any portion of the property from the provisions of the Act may be made 
by the affirmative vote of not fewer than 75% of the Co-owners and mortgagees at a meeting called 
for such purpose.  Any such meeting shall be held within 30 days following the final adjustment of 
insurance claims, if any, or within 90 days after such fire or other disaster, whichever first occurs.  
Upon any such withdrawal of any Unit or portion thereof, the percentage of ownership in the 
common elements appurtenant thereto shall be reallocated among the remaining Units not so 
withdrawn on the basis of the relative percentages of ownership in the common elements appurtenant 
to each such remaining Unit.  If only a portion of a Unit is withdrawn, the percentage of ownership in 
the common elements appurtenant to such Unit shall be reduced accordingly, upon the basis of 
diminution in market value of such Unit, as determined by the Board. 

 
  Any insurance proceeds shall be allocated, on the basis of square footage withdrawn or such 

other equitable basis as the Board may determine, among the Units or portions thereof, and the 
portions of the common elements withdrawn.  As compensation for such withdrawals:  (i) any such 
insurance proceeds allocated to withdrawn Units or portions thereof shall be applied in payment to 
the Owners thereof in proportion to their relative percentages of ownership in the common elements 
appurtenant to such withdrawn Units, or portions thereof; (ii) any such insurance proceeds allocated 
to withdrawn portions of the limited common elements shall be applied in payment to the Unit 
Owners entitled to their use in proportion to their relative percentages of ownership in the common 
elements appurtenant to the Units served by such limited common elements; and (iii) any such 
insurance proceeds allocated to withdrawn portions of the general common elements shall be applied 
in payment to all Unit Owners in proportion to their relative percentage of ownership in the common 
elements.  Upon withdrawal of any Unit or portion thereof, the Owner thereof shall be relieved of 
any further responsibility or liability for the payment of any assessments therefor, if the entire Unit is 
withdrawn, or for the payment of a portion of such assessments proportional to the diminution in 
square footage of such Unit, if only a portion of the Unit is withdrawn. 
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  (3) If the property is not insured against the peril causing the loss or the proceeds of the 
policy or policies insuring the Project and payable by reason thereof are insufficient to reconstruct 
the same, and if provision for neither Reconstruction nor withdrawal is made pursuant to 
subparagraphs (a) or (b) above, then the provisions of the Act shall apply. 

 
  (4) Prompt written notice of any and all material damage or destruction to a Unit or any 

part of the common elements shall be given to the holder of a first mortgage lien on any Unit affected 
thereby. 

 
 B. Eminent Domain.  Section 133 of the Act will control upon any taking by eminent domain. 
 
 C. Notification of FHLMC.  In the event any mortgage in the Condominium is held by the 
Federal Home Loan Mortgage Corporation (“FHLMC”) then, upon request therefor by FHLMC, the 
Association will give it written notice at such address as it may, from time to time, direct of any loss to or 
taking of the Common Elements of the Condominium if the loss or taking exceeds Ten Thousand Dollars 
($10,000) in amount or damage to a Condominium Unit covered by a mortgage purchased in whole or in part 
by FHLMC exceeds One Thousand Dollars ($1,000). 
 
 D. Priority of Mortgagee Interests.  Nothing contained in the Condominium Documents will be 
construed to give a Condominium Unit Owner, or any other party, priority over any rights of first mortgagees 
of Condominium Units pursuant to their mortgages in the case of a distribution to Condominium Unit 
Owners of insurance proceeds or condemnation awards for losses to or a taking of Condominium Units 
and/or Common Elements. 
 
 ARTICLE VI 
 RESTRICTIONS 
 
 All of the Units in Stonewater Condominiums will be held, used and enjoyed subject to the 
following limitations and restrictions.  In addition to the restrictions which follow below, the use of any 
Unit and any structure constructed on any Unit must satisfy the requirements of the PUD Ordinance, and 
also the zoning ordinance of Grand Haven Township, Ottawa County, Michigan, which is in effect at the 
time of the contemplated use or construction of any structure unless a variance for such use or structure is 
obtained from the Zoning Board of Appeals of Grand Haven Township and further there is obtained a 
written consent thereto from the Developer during the Development Period and thereafter from the 
Association.  To the extent that the restrictions contained herein are more restrictive than the Grand 
Haven Township Zoning Ordinance, or the PUD Ordinance, the restrictions contained herein shall apply. 
 
 A.  Residential Use.  Units within Stonewater Condominiums shall be used exclusively for 
residential occupancy, and no Unit or any common element appurtenant thereto shall be used for any 
purpose other than that of a single family residence or other purposes customarily incidental thereto, 
except that professional and quasiprofessional Co-owners may use their residence as an ancillary facility 
to an office established elsewhere, so long as such use does not generate unreasonable traffic by members 
of the general public.  The foregoing restrictions as to use shall not, however, be construed in such 
manner as to prohibit a Co-owner from:  (a) maintaining his or her personal professional library; (b) 
keeping his or her personal business or professional records and accounts; or (c) handling his or her 
personal business or professional telephone calls and correspondence.  Such uses are expressly declared 
customarily incidental to principal residential use and not in violation of said restrictions. 
 
 B.  Common Areas.  The common elements shall be used only by the Co-owners of Units in 
Stonewater Condominiums and by their agents, tenants, family members, invitees and licensees for 
access, ingress to and egress from the respective Units and for other purposes incidental to use of the 
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Units; provided, however, that any storage areas or other common areas designed for a specific use shall 
be used only for the purposes approved by the Board.  The use, maintenance and operation of the 
common elements shall not be obstructed, damaged or unreasonably interfered with by any Co-owner, 
and shall be subject to any lease, concession or easement, presently in existence or entered into by the 
Board at some future time, affecting any part or all of said common elements.  Residents shall not speed 
on Stonewater Condominiums roadway, and shall maintain a proper speed limit at all times. 
 
 C.  Specific Prohibitions.  Without limiting the generality of the foregoing provisions, use of the 
Project and all common elements by any Co-owner shall be subject to the following restrictions: 
 
  (1)  No portion of a Unit or common element may be rented and no transient tenants 
may be accommodated therein; provided, that nothing herein shall prevent the rental or sublease of an 
entire Unit for residential purposes or of a limited common element appurtenant to such Unit in the 
manner set forth in this Article VI. 
 
  (2)  No Co-owner shall make any alterations, additions or improvements to any 
general common element, nor make changes to the exterior appearance or structural members of his or 
her Unit or limited common elements without the prior written approval of the Association, unless 
otherwise specifically permitted under the Act.  The Association shall not approve any alterations or 
structural modifications which would jeopardize or impair the soundness, safety or appearance of the 
Project.  An Owner may make alterations, additions or improvements within his or her Unit without the 
prior written approval of the Board, but such Owner shall be responsible for any damage to other Units, 
the common elements, the property, or any part thereof, resulting from such alterations, additions or 
improvements. 
 
  (3)  No nuisances shall be permitted on Stonewater Condominiums property nor shall 
any use or practice be permitted which is a source of annoyance to its residents, or which interferes with 
the peaceful possession or proper use of the Project by its residents. 
 
  (4)  No immoral, improper, offensive or unlawful use shall be made of Stonewater 
Condominiums property or any part thereof, and nothing shall be done or kept in any Unit or on the 
Common Elements which will increase the rate of insurance for the Project without the prior written con-
sent of the Board.  No Co-owner shall permit anything to be done or kept in his or her Unit or on the 
Common Elements which will result in the cancellation of insurance on any Unit, or any part of the 
common elements, or which would be in violation of any law. 
 
  (5) No signs, flags, banners or advertising devices shall be displayed which are 
visible from the exterior of any Unit or upon the common elements, including “for sale” signs, without 
written permission from the Developer or the Association. 
 
  (6)  No Co-owner shall display, hang or store any clothing, sheets, blankets, laundry 
or other articles outside his or her Unit, or which may be visible from the outside of his or her Unit (other 
than draperies or curtains, blinds and/or shades of a customary nature and appearance), or paint or 
decorate or adorn the outside of his or her Unit, or install any CB, short wave or other radio, satellite dish 
or similar device, or television antenna, window air-conditioning unit, snap-in window dividers, awning 
or other equipment, fixtures or items of any kind, without the prior written permission of the Developer 
during the Development Period, and thereafter the Association.  All exterior drapes and window 
coverings shall be white or neutral in color, as viewed from the exterior of the Unit.  The foregoing 
restrictions shall not be construed to prohibit a Co-owner from placing and maintaining outdoor furniture 
and decorative foliage of a customary nature and appearance on a patio, deck or balcony which is a 
limited common element appurtenant to his or her Unit, provided, that no such furniture or other personal 
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property shall be stored on any open deck, patio or porch which is visible form another Unit or from the 
Common Elements of the Project during the winter season. 
 
  (7)  No Co-owner shall use, or permit the use by any occupant, agent, tenant, invitee, 
guest or member of the Co-owner’s family of any firearms, air rifles, pellet guns, B-B guns, bows and 
arrows, fireworks or other dangerous weapons, projectiles or devices anywhere on or about Stonewater 
Condominiums premises. 
 
  (8)  No animal, including household pets, shall be kept without the prior written 
consent of the Association.  All household pets must be approved by the Association, and such approval 
may be revoked at any time if problems arise.  The Association has adopted the following guidelines 
regarding pets: 
 
   (a) One pet (which shall not weigh more than 30 pounds unless otherwise 
approved by the Developer during the Development Period and thereafter by the Association) is permitted 
per unit. 
 
   (b) Outside Units in Stonewater Condominiums, pets must be attended at all 
times by a responsible person and may not roam free. 
 
   (c) Pet owners must collect and dispose of pet feces. 
 
   (d) Any damage to general or limited common elements by pets will be the 
responsibility of the pet owner to repair.  The Association reserves the right to repair such damages and 
assess the Co-owner for all costs involved. 
 
   (e) Pets permitted by the Association shall be kept under care and restraint 
by the Co-owner.  Issues of noise, odor, unsanitary conditions, or obnoxious behavior may result in the 
expulsion of the pet from the property.  No savage or dangerous animals are allowed. 
 
   (f) The Association has the exclusive and absolute authority as it relates to 
pets on the property.  Appeal from a decision of the Association shall result in the immediate expulsion of 
the pet from the property during the appeal period. 
 
  (9)  No mobile home, van, trailer, tent, shack, garage, accessory building, outbuilding 
or other structure of a temporary character shall be erected, occupied or used at any time without the prior 
written consent of the Association.  No recreational vehicles, motor homes, boats or trailers shall be 
parked or stored in any garage if such storage would prevent full closure of the door thereto or elsewhere 
on Stonewater Condominiums property for more than thirty-six (36) hours without the written approval of 
the Association, and no snowmobile or other motorized recreational vehicle shall be operated on 
Stonewater Condominiums property.  No maintenance or repair shall be performed on any boat or vehicle 
except within a garage or Unit where totally isolated from public view. 
 
  (10)  No more than one (1) automobile or other vehicle customarily used for 
transportation purposes shall be kept outside a closed garage on Stonewater Condominiums property by 
those persons residing in any Unit; provided, that no automobiles or other vehicles which are not in 
operating condition shall be permitted at any time.  No commercial vehicles or trucks shall be parked in 
or about Stonewater Condominiums except for the making of deliveries or pick-ups in the normal course 
of business. 
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  (11)  The common elements shall not be used for the storage of supplies, vehicles, or 
personal property (except in limited common element garages or for short periods of time as may be 
reasonably necessary to permit periodic collection of trash).  No vehicles shall be parked on or along the 
private drive without the prior consent of the Association.  No yard ornaments or structures may be placed 
in the common areas.  In general, no activity shall be carried on nor condition maintained by any Co-
owner either in his or her Unit or upon the Common Elements which despoil the appearance of 
Stonewater Condominiums.   
 
  (12) Absent an election to arbitrate pursuant to Article III of these Bylaws, a dispute 
or question as to whether a violation of any specific regulation or restriction contained in this Article has 
occurred shall be submitted to the Board of Directors of the Association which shall conduct a hearing 
and render a decision thereon in writing, which decision shall be binding upon all Owners and other 
parties having an interest in Stonewater Condominiums Project. 
 
  (13) All areas depicted as open space, green areas, and/or no-disturb areas on either 
Stonewater Condominiums Subdivision Plan attached to the Master Deed as Exhibit B, or the Project’s 
Final Development Plan submitted to Grand Haven Township and approved pursuant to the terms and 
conditions of the PUD Ordinance, shall be maintained by the Association in perpetuity.  Unless otherwise 
approved in writing by Grand Haven Township, and also by the Developer during the Development 
period and thereafter the Association, no building, structure or other improvement shall be constructed 
within these areas.  
 

(13) A Co-owner’s right to use and enjoy the Common Areas shall be subject to the Articles 
of Incorporation, Bylaws, Rules and Regulations, if any, with respect to Stonewater Property Owner’s 
Association, and to restrictions of record encumbering such Common Areas.     
  
 D. Leasing and Rental. 
 
  (1) Right to Lease.  Leasing restrictions contained within this Section D applicable to 
Units shall not apply to Units owned by the Developer or its designated Builder.  A Co-owner may lease 
his Unit for the same purposes set forth in Section 6.1; provided that written disclosure of such lease 
transaction is submitted to the Association in the manner specified in subsection (b) below.  With the 
exception of a lender in possession of a Unit following default of a first mortgage, foreclosure or deed or 
other arrangement in lieu of foreclosure, no Co-owner will lease less than an entire Unit in Stonewater 
Condominiums and no tenant will be permitted to occupy except under a lease the initial term of which is 
at least twelve (12) months unless specifically approved in writing by the Association.  The terms of all 
leases, occupancy agreements and occupancy arrangements will incorporate, or be deemed to incorporate, 
all of the provisions of Stonewater Condominiums Documents.  After the transitional control date, the 
Association may amend Stonewater Condominiums Documents as to the rental of units or terms of 
occupancy.  The amendment shall not affect the rights of any lessors or lessees under a written lease 
otherwise in compliance with this section and executed before the effective date of the amendment, or 
units as long as they are owned or leased by the Developer.   
  
  (2) Leasing Procedures.  The leasing of Units in the Project will conform to the 
following provisions: 
 
   (a) A Co-owner desiring to rent or lease a Unit, will disclose that fact in 
writing to the Association at least ten (10) days before presenting a lease form to a potential lessees or 
occupants and, at the same time, will supply the Association with a copy of the exact lease form for its 
review for its compliance with Stonewater Condominiums Documents.  The Co-owner or Developer shall 
also provide the Association with a copy of the executed lease.  If no lease is to be used, then the co-
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owner or Developer shall supply the Association with the names and addresses of the lessee or occupants, 
along with the rental amount and due dates of any rental or compensation payable to a Co-owner or 
Developer, the due dates of that rental and compensation, and the terms of the proposed arrangement.   
 
   (b) Tenants or non Co-owner occupants will comply with all of the 
conditions of Stonewater Condominiums Documents of Stonewater Condominiums Project and all leases 
and rental agreements will so state. 
 
   (c) If the Association determines that the tenant or non Co-owner occupant 
has failed to comply with the conditions of Stonewater Condominiums Documents, the Association may 
take the following action: 
 
    (i) The Association will notify the Co-owner by certified mail 
advising of the alleged violation by the tenant. 
 
    (ii) The Co-owner will have fifteen (15) days after receipt of such 
notice to investigate and correct the alleged breach by the tenant or advise the Association that a violation 
has not occurred. 
 
    (iii) If after fifteen (15) days the Association believes that the alleged 
breach is not cured or may be repeated, it may institute on its behalf or derivatively by the Co-owners on 
behalf of the Association, if it is under the control of the Developer, an action for eviction against the 
tenant or non Co-owner occupant and simultaneously for money damages in the same action against the 
Co-owner and tenant or non Co-owner occupant for breach of the conditions of Stonewater 
Condominiums Documents.  The relief provided for in this subsection may be by summary proceedings.  
The Association may hold both the tenant and the Co-owner liable for any damages to the Common 
Elements caused by the Co-owner or tenant in connection with the Unit or the Project. 
 
   (d) When a Co-owner is in arrears to the Association for assessments, the 
Association may give written notice of the arrearage to a tenant occupying a Co-owner's Unit under a 
lease or rental agreement and the tenant, after receiving the notice, will deduct from rental payments due 
the Co-owner the arrearage and future assessments as they fall due and pay them to the Association.  The 
deductions will not constitute a breach of the rental agreement or lease by the tenant.  If the tenant, after 
being notified, fails or refuses to remit rent otherwise due the Association, then the Association may do 
the following: (a) Issue a statutory notice to quit for non-payment of rent to the tenant and shall have the 
right to enforce that notice by summary proceeding, (b) Initiate proceedings pursuant to subsection (c) 
above. 
 
 E. Rules and Regulations.  It is intended that the Board of Directors of the Association may 
make rules and regulations from time to time in connection with use, operation and management of 
Stonewater Condominiums.  Reasonable regulations consistent with the Act, the Master Deed and these 
Bylaws concerning the use of the Units and the Common Elements may be made and amended from time 
to time by any Board of Directors of the Association.  Copies of all such rules, regulations and 
amendments thereto will be furnished to all Co-owners. 
 
 F. Right of Access to Association.  The Association or its duly authorized agents will have 
access to each Unit and any improvements thereon and Limited Common Elements appurtenant thereto 
from time to time, during reasonable working hours, upon notice to the Co-owner thereof, as may be 
necessary for the maintenance, repair or replacement of any of the Common Elements.  The Association 
or its agent will also have access to each Unit and any improvements thereon and Limited Common 
Elements appurtenant thereto at all times without notice as may be necessary to make emergency repairs 
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to prevent damage to the Common Elements or to another Unit or to the improvements thereon.  In the 
event of emergency, the Association may gain access in such manner as may be reasonable under the 
circumstances and will not be liable to such Co-owner for any necessary damage appurtenant thereto 
caused thereby or for repair or replacement of any doors or windows damaged in gaining such access. 
 
 G. Reserved Rights of Developer. 
 
  (1) Developer's Rights in Furtherance of Development of Sales.  None of the 

restrictions contained in this Article VI will apply to the commercial activities or signs or billboards, 
if any, of the Developer during the Development Period or of the Association in furtherance of its 
powers and purposes set forth herein and in its Articles of Incorporation, as the same may be 
amended from time to time.  Notwithstanding anything to the contrary elsewhere herein contained, 
Developer will have the right throughout the entire Development Period to utilize the temporary 
sales office/future community building as a sale or business office and to use a reasonable number of 
parking spaces incident thereto.  The Developer shall have access, ingress to and egress from any 
part of the Project as may be reasonably required for the purpose of the sale of Units.  

 
  (2) Enforcement of Bylaws.  The Condominium Project will at all times be maintained 

in a manner consistent with the highest standards of a beautiful, serene, private, residential 
community for the benefit of the Co-owners and all persons interested in the Condominium.  If at 
any time the Association fails or refuses to carry out its obligation to maintain, repair, replace and 
landscape in a manner consistent with the maintenance of such high standards, then Developer, or 
any entity to which Developer may assign this right, at its option, may elect to maintain, repair and/or 
replace any Common Elements and/or to do any landscaping required by these Bylaws and to charge 
the cost thereof to the Association as an expense of administration.  The Developer will have the 
right to enforce these Bylaws throughout the Development Period, which right of enforcement may 
include (without limitation) an action to restrain the Association or any Co-owner from any activity 
prohibited by these Bylaws. 

 
 ARTICLE VII 
 MORTGAGES 
 
 A. Notice to Association.  Any Co-owner who mortgages his or her Unit will notify the 
Association of the name and address of the mortgagee, and the Association will maintain such information in 
a book entitled “Mortgages of Units”.  The Association may, at the written request of a mortgagee of any 
such Unit, report any unpaid assessments due from the Co-owner of such Unit.  The Association may give to 
the holder of any mortgage covering any Unit in the project written notification of any default in the 
performance of the obligations of the Co-owner of such Unit. 
 
 B. Insurance.  The Association will notify each mortgagee appearing in said book of the name 
of each company insuring the Condominium against fire, perils covered by extended coverage, and 
vandalism and malicious mischief and the amounts of such coverage. 
 
 C.  Notification of Meetings.  Upon request submitted to the Association, any institutional 
holder of a first mortgage lien on any Unit in the Condominium will be entitled to receive written notification 
of every meeting of the members of the Association and to designate a representative to attend such meeting. 
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 ARTICLE VIII 
 VOTING 
 
 A.  Vote.  Except as limited in these Bylaws, each Co-owner will be entitled to one vote for each 
Condominium Unit owned. 
 
 B. Eligibility to Vote.  No Co-owner, other than the Developer, will be entitled to vote at any 
meeting of the Association until he has presented evidence of ownership of a Unit in the Condominium 
Project to the Association.  Except as provided in this Article VIII and Article IX of these Bylaws, no Co-
owner, other than the Developer, will be entitled to vote prior to the date of the First Annual Meeting held in 
accordance with Article IX.  The Vote of each Co-owner may be cast only by the individual representative 
designated by such Co-owner in the notice required in this Article VIII or by a proxy given by such 
individual representative.  The Developer will be the only person entitled to vote at a meeting of the 
Association until the First Annual Meeting and will be entitled to vote during such period notwithstanding the 
fact that the Developer may own no Units at some time or from time to time during such period.  At and after 
the First Annual Meeting the Developer will be entitled to vote for each Unit which the Developer owns. 
 
 C. Designation of Voting Representative.  Each Co-owner must file a written notice with the 
Association designating one individual representative who will vote at meetings of the Association and 
receive all notices and other communications from the Association on behalf of such Co-owner.  Such notice 
will state the name and address of the individual representative designated, the number or numbers of the 
Condominium Unit or Units owned by the Co-owner, and the name and address of each Person, firm, 
corporation, partnership, association, trust or other entity who is the Co-owner.  Such notice will be signed 
and dated by the Co-owner.  The individual representative designated may be changed by the Co-owner at 
any time by filing a new notice in the manner herein provided. 
 
 D. Quorum.  The presence in person or by proxy of fifty-one percent (51%) of the Co-owners 
qualified to vote will constitute a quorum for holding a meeting of the members of the Association, except for 
voting on questions specifically required by the Condominium Documents to require a greater quorum.  The 
written vote of any person furnished at or prior to any duly called meeting at which meeting said person is not 
otherwise present in person or by proxy will be counted in determining the presence of a quorum with respect 
to the question upon which the vote is cast. 
 
 E. Voting.  Votes may be cast only in person or by a writing duly signed by the designated 
voting representative not present at a given meeting in person or by proxy.  Proxies and any written votes 
must be filed with the Secretary of the Association at or before the appointed time of each meeting of the 
members of the Association.  Cumulative voting will not be Permitted. 
 
 F. Majority.  A majority, except where otherwise provided herein, will consist of not less than 
fifty-one percent (51%) of those qualified to vote and present in person or by proxy (or written vote, if 
applicable) at a given meeting of the members of the Association.  Whenever provided specifically herein, a 
majority may be required to exceed the simple majority hereinabove set forth of designated voting 
representatives present in person or by proxy, or by written vote, if applicable, at a given meeting of the 
members of the Association. 
 
 ARTICLE IX 
 MEETINGS 
 
 A. Place of Meeting.  Meetings of the Association will be held at the principal office of the 
Association or at such other suitable place convenient to the Co-owners as may be designated by the Board of 
Directors. 
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 B. First Annual Meeting.  The First Annual Meeting may be convened within one hundred 
twenty (120) days after twenty-five percent (25%) of the Units that may be created are sold and the 
purchasers thereof qualified as members of the Association.  In no event, however, will such meeting be 
called later than fifty-four (54) months after the first conveyance of legal or equitable title to a non-developer 
Co-owner of a Unit in the Project.  The Developer may call meetings of members for information or other 
appropriate purposes prior to the First Annual Meeting and no such meeting will be construed as the First 
Annual Meeting.  The date, time and place of such meeting will be set by the Board of Directors, and at least 
ten (10) days, written notice thereof will be given to each Co-owner.  The phrase “Units that may be created” 
as used in this Article and elsewhere in the Condominium Documents refers to the maximum number of 
Units which the Developer is permitted, under the Condominium Documents as may be amended, to include 
in the Condominium. 
 
 C. Annual Meetings.  Annual meetings of the Association will be held at such time and place as 
will be determined by the Board of Directors.  At such meetings there will be elected by ballot of the Co-
owners a Board of Directors in accordance with the requirements of Article XI of these Bylaws.  The Co-
owners may also transact at annual meetings such other business of the Association as may properly come 
before them. 
 
 D. Special Meetings.  It will be the duty of the President to call a special meeting of the Co-
owners as directed by resolution of the Board of Directors or upon a petition signed by two-thirds (2/3) of the 
Co-owners presented to the Secretary of the Association.  Notice of any special meeting will state the time 
and place of such meeting and the purposes thereof.  No business will be transacted at a special meeting 
except as stated in the notice. 
 
 E. Notice of Meetings.  It will be the duty of the Secretary (or other Association officer in the 
Secretary's absence) to serve a notice of each annual or special meeting, stating the purpose thereof as well as 
of the time and place where it is to be held, upon each Co-owner of record, at least ten (10) days but not more 
than thirty (30) days prior to such meeting.  The mailing, postage prepaid, of a notice to the representative of 
each Co-owner at the address shown in the notice required to be filed with the Association by this Article IX 
of these Bylaws will be deemed notice served.  Any member may, by written waiver of notice signed by each 
member, waive such notice, and such waiver, when filed in the records of the Association, will be deemed 
due notice. 
 
 F. Adjournment.  If any meeting of Co-owners cannot be held because a quorum is not in 
attendance, the Co-owners who are present may adjourn the meeting to a time not less than forty-eight (48) 
hours from the time the original meeting was called. 
 
 G. Order of Business.  The order of business at all meetings of the members will be as follows:  
(a) roll call to determine the voting power represented at the meeting; (b) proof of notice of meeting or waiver 
of notice; (c) reading of minutes of preceding meeting; (d) reports of officers; (e) reports of committees; (f) 
election of Directors (at annual meeting or special meetings held for such purpose); (g) unfinished business; 
and (h) new business.  Meeting of members will be chaired by the most senior officer of the Association 
present at such meeting.  For purposes of this Article, the order of seniority of officers will be President, Vice 
President, Secretary and Treasurer. 
 
 H. Action without Meeting.  Any action which may be taken at a meeting of the members 
(except for the election or removal of Directors) may be taken without a meeting by written ballot of the 
members.  Ballots will be solicited in the same manner as provided in this Article for the giving of notice of 
meetings of members.  Such solicitations will specify (a) the number of responses needed to meet the quorum 
requirements; (b) the percentage of approvals necessary to approve the action; and (c) the time by which 
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ballots must be received in order to be counted.  The form of written ballot will afford an opportunity to 
specify a choice between approval and disapproval of each matter and will provide that, where the member 
specifies a choice, the vote will be cast in accordance therewith.  Approval by written ballot will be 
constituted by receipt within the time period specified in the solicitation of (i) a number of ballots which 
equals or exceeds the quorum which would be required if the action were taken at a meeting; and (ii) a 
number of approvals which equals or exceeds the number of votes which would be required for approval if 
the action were taken at a meeting at which the total number of votes cast was the same as the total number of 
ballots cast. 
 
 I. Consent of Absentees.  The transactions at any meeting of members, either annual or special, 
however called and noticed, will be as valid as though made at a meeting duly held after regular call and 
notice, if a quorum be present either in person or by proxy; and if, either before or after the meeting, each of 
the members not present in person or by proxy, signs a written waiver or notice, or a consent to the holding of 
such meeting, or an approval of the minutes thereof.  All such waivers, consents or approvals will be filed 
with the corporate records or made a part of the minutes of the meeting. 
 
 J. Minutes, Presumption of Notice.  Minutes or a similar record of the proceedings of meetings 
of members, when signed by the President or Secretary, will be presumed truthfully to evidence the matters 
set forth therein.  A recitation in the minutes of any such meeting that notice of the meeting was properly 
given will be prima facie evidence that such notice was given. 
 
 ARTICLE X 
 ADVISORY COMMITTEE 
 
 Within one (1) year after conveyance of legal or equitable title to the first Unit in the Condominium 
to a purchaser or within one hundred twenty (120) days after conveyance to purchasers of one-third (1/3) of 
the total number of Units that may be created, whichever first occurs, the Developer will cause to be 
established an Advisory Committee consisting of at least three (3) non-developer Co-owners.  The 
Committee will be established and perpetuated in any manner the Developer deems advisable, except that if 
more than fifty percent (50%) of the non-developer Co-owners petition the Board of Directors for an election 
to select the Advisory Committee, then an election for such purpose will be held.  The purpose of the 
Advisory Committee will be to facilitate communications between the temporary Board of Directors and the 
non-developer Co-owners and to aid the transition of control of the Association from the Developer to 
purchaser Co-owners.  The Advisory Committee will cease to exist automatically when the non-developer 
Co-owners have the voting strength to elect a majority of the Board of Directors of the Association.  The 
Developer may remove and replace at its discretion at any time any member of the Advisory Committee who 
has not been elected thereto by the Co-owners. 
 
 ARTICLE XI 
 BOARD OF DIRECTORS 
 
 A. Number and Qualification of Directors.  The Board of Directors will be comprised of not 
less than three (3) nor more than seven (7) members all of whom must be members of the Association or 
officers, partners, trustees, employees or agents of members of the Association.  Initially, the Board of 
Directors established by the Developer will consist of three (3) members.  Directors will serve without 
compensation. 
 
 B. Election of Directors. 
 
  (1) First Board of Directors.  The first Board of Directors or its successors as selected 

by the Developer will manage the affairs of the Association until the appointment of the first non-
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developer Co-owners to the Board.  Elections for non-developer Co-owner Directors will be held as 
provided for below. 

 
  (2) Appointment of Non-developer Co-owners to Board Prior to First Annual Meeting.  

Not later than one hundred twenty (120) days after conveyance of legal or equitable title to non-
developer Co-owners of twenty-five percent (25%) of the Units that may be created, at least 1 
director, and not less than 25% of the board of directors of the Association shall be elected by non-
developer Co-owners.  When the required percentage level of conveyance has been reached, the 
Developer will notify the non-developer Co-owners and request that they hold a meeting and elect 
the required Director.  Upon certification to the Developer by the Co-owners of the Director so 
elected, the Developer will then immediately appoint such Director to the Board to serve until the 
First Annual Meeting unless he is removed pursuant to Article XI, Paragraph G or he or she resigns 
or becomes incapacitated. 

 
   (a) Not later than one hundred twenty (120) days after conveyance of legal or 

equitable title to non-developer Co-owners of 50% of the units that may be created, not less 
than 33-1/3% of the board of directors shall be elected by non-developer Co-owners.  Not 
later than one hundred twenty (120) days after conveyance of legal or equitable title to non-
developer Co-owners of 75% of the Units that may be created, and before conveyance of 
ninety percent (90%) of such Units, the non-developer Co-owners will elect all Directors on 
the Board, except that the Developer will have the right to designate at least 1 Director as 
long as the Developer owns and offers for sale at least 10% of all Units in the Project or as 
long as 10% of the Units remain that may be created.  Whenever the seventy-five percent 
(75%) conveyance level is achieved, a meeting of Co-owners will be promptly convened to 
effectuate this provision, even if the First Meeting has already occurred. 

 
   (b) Regardless of the percentage of Units which have been conveyed, upon the 

expiration of fifty-four (54) months after the first conveyance of legal or equitable title to a 
non-developer Co-owner of a Unit in the Project, the non-developer Co-owners have the 
right to elect a number of members of the Board of Directors equal to the percentage of 
Units they own, and the Developer has the right to elect a number of members of the Board 
of Directors equal to the percentage of Units which are owned by the Developer and for 
which all assessments are payable by the Developer.  This election may increase, but will 
not reduce, the minimum election and designation rights otherwise established in subsection 
(a).  Application of this subsection does not require a change in the size of the Board of 
Directors. 

 
   (c) If the calculation of the percentage of members of the Board of Directors 

that the non-developer Co-owners have the right to elect under subsection (b), or if the 
product of the number of members of the Board of Directors multiplied by the percentage of 
Units held by the non-developer Co-owners under subsection (2) results in a right of non-
developer Co-owners to elect a fractional number of members of the Board of Directors, 
then a fractional election right of 0.5 or greater will be rounded up to the nearest whole 
number, which number will be the number of members of the Board of Directors that the 
non-developer Co-owners have the right to elect.  After application of this formula the 
Developer will have the right to elect the remaining members of the Board of Directors.  
Application of this subsection will not eliminate the right of the Developer to designate 1 
member as provided in subsection (a). 

 
   (d) Each Director shall serve for one (1) year or until his/her successor is 

elected. 
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   (e) Once the Co-owners have acquired the right hereunder to elect a majority 

of the Board of Directors, annual meetings of Co-owners to elect Directors and conduct 
other business will be held in accordance with the provisions of Article IX. 

 
   (f) For purposes of calculating the timing of events described in this section, 

conveyance by Developer to a residential builder, even though not an affiliate of Developer, 
is not considered a sale to a non-developer co-owner until such time as the residential builder 
conveys that unit with a completed residence on it or until it contains a completed residence 
which is occupied. 

 
 C. Power and Duties.  The Board of Directors will have the powers and duties necessary for the 
administration of the affairs of the Association and may do all acts and things as are not prohibited by the 
Condominium Documents or required thereby to be exercised and done by Co-owners. 
 
 D. Other Duties.  In addition to the foregoing duties imposed by these Bylaws or any further 
duties which may be imposed by resolution of the members of the Association, the Board of Directors will be 
responsible specifically for the following: 
 
  (1) To manage and administer the affairs of and to maintain the Condominium Project 

and the Common Elements thereof. 
 
  (2) To levy and collect assessments from the members of the Association and to use the 

proceeds thereof for the purposes of the Association. 
 
  (3) To carry insurance and collect and allocate the proceeds thereof. 
 
  (4) To rebuild improvements after casualty. 
 
  (5) To contract for, employ and discharge persons, firms, corporations or other agents 

to assist in the management, operation, maintenance and administration of the Condominium Project. 
 
  (6) To acquire, maintain and improve, and to buy, operate, manage, sell, convey, 

assign, mortgage or lease any real or personal property (including any Unit in the Condominium and 
easements, rights-of-way and licenses) on behalf of the Association in furtherance of any of the 
purposes of the Association. 

 
  (7) To borrow money and issue evidences of indebtedness in furtherance of any or all 

of the purposes of the Association, and to secure the same by mortgage, pledge, or other lien on 
property owned by the Association; provided, however, that any such action will also be approved by 
affirmative vote of seventy-five percent (75%) of all of the members of the Association. 

 
  (8) To make rules and regulations in accordance with these Bylaws. 
 
  (9) To establish such committees as it deems necessary, convenient or desirable and to 

appoint persons thereto for the purpose of implementing the administration of the Condominium and 
to delegate to such committees any functions or responsibilities which are not by law or the 
Condominium Documents required to be performed by the Board. 

 
  (10) To enforce the provisions of the Condominium Documents. 
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  (11) To do anything required of or permitted to it, as administrator of this Condominium 
project by the Condominium Master Deed or Condominium Bylaws or by Act No. 59 of Public Acts 
of 1978, as amended. 

 
 E. Management Agent.  The Board of Directors may employ for the Association a professional 
management agent (which may include the Developer or any person or entity related thereto) at reasonable 
compensation established by the Board to perform such duties and services as the Board will authorize, 
including, but not limited to, the duties listed in Article XI, and the Board may delegate to such management 
agent any other duties or powers which are not by law or by the Condominium Documents required to be 
performed by or have the approval of the Board of Directors or the members of the Association.  In no event 
will the Board be authorized to enter into any contract with a professional management agent, or any other 
contract providing for services by the Developer, sponsor or builder, in which the maximum term is greater 
than one (1) year or which is not terminable by the Association upon thirty (30) days, written notice thereof to 
the other party and no such contract will violate the provisions of Section 55 of the Act. 
 
 F. Vacancies.  Vacancies in the Board of Directors which occur after the Transitional Control 
Date caused by any reason other than the removal of a Director by a vote of the members of the Association 
will be filled by vote of the majority of the remaining Directors, even though they may constitute less than a 
quorum, except that the Developer will be solely entitled to fill the vacancy of any Director whom it is 
permitted in the first instance to designate.  Each person so elected will be a Director until a successor is 
elected at the next annual meeting of the Association.  Vacancies among non-developer Co-owner elected 
Directors which occur prior to the Transitional Control Date may be filled only through election by non-
developer Co-owners and will be filled in the manner specified in Section 112(b). 
 
 G. Removal.  At any regular or special meeting of the Association duly called with due notice 
of the removal action proposed to be taken, any one or more of the Directors may be removed with or without 
cause by the affirmative vote of more than fifty-one percent (51%) of all of the Co-owners and a successor 
may then and there be elected to fill any vacancy thus created.  The quorum requirement for the purpose of 
filling such vacancy will be the normal fifty-one percent (51%).  Any Director whose removal has been 
proposed by the Co-owners will be given an opportunity to be heard at the meeting.  The Developer may 
remove and replace any or all of the Directors selected by it at any time or from time to time in its sole 
discretion.  Likewise, any Director selected by the non-developer Co-owners to serve before the First Annual 
Meeting may be removed before the First Annual Meeting in the same manner set forth in this paragraph for 
removal of Directors generally. 
 
 H. First Meeting.  The first meeting of a newly elected Board of Directors will be held within 
ten (10) days of election at such place as will be fixed by the Directors at the meeting at which such Directors 
were elected, and no notice will be necessary to the newly elected Directors in order legally to constitute such 
meeting, providing a majority of the whole Board will be present. 
 
 I. Regular Meetings.  Regular meetings of the Board of Directors may be held at such times 
and places as will be determined from time to time by a majority of the Directors, but at least two such 
meetings will be held during each fiscal year.  Notice of regular meetings of the Board of Directors will be 
given to each Director, personally, by mail, telephone or telegraph at least ten (10) days prior to the date 
named for such meeting. 
 
 J. Special Meetings.  Special meetings of the Board of Directors may be called by the 
President on three (3) days, notice to each Director, given personally, by mail, telephone or telegraph, which 
notice will state the time, place and purpose of the meeting.  Special meetings of the Board of Directors will 
be called by the President or Secretary in like manner and on like notice on the written request of two 
Directors. 
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 K. Waiver of Notice.  Before or at any meeting of the Board of Directors, any Director may, in 
writing, waive notice of such meeting and such waiver will be deemed equivalent to the giving of such 
notice.  Attendance by a Director at any meeting of the Board will be deemed a waiver of notice by him of 
the time and place thereof.  If all the Directors are present at any meeting of the Board, no notice will be 
required and any business may be transacted at such meeting. 
 
 L. Adjournment.  At all meetings of the Board of Directors, a majority of the Directors will 
constitute a quorum for the transaction of business, and the acts of the majority of the Directors present at a 
meeting at which a quorum is present will be the acts of the Board of Directors.  If, at any meeting of the 
Board of Directors, less than a quorum is present, the majority of those present may adjourn the meeting to a 
subsequent time upon twenty-four (24) hours, prior written notice delivered to all Directors not present.  At 
any such adjourned meeting, any business which might have been transacted at the meeting as originally 
called may be transacted without further notice.  The joinder of a Director in the action of a meeting by 
signing and concurring in the minutes thereof will constitute the presence of such Director for purposes of 
determining a quorum. 
 
 M. First Board of Directors.  The actions of the first Board of Directors of the Association or 
any successors thereto selected or elected before the Transitional Control Date will be binding upon the 
Association so long as such actions are within the scope of the powers and duties which may be exercised 
generally by the Board of Directors as provided in the Condominium Documents. 
 
 N. Fidelity Bonds.  The Board of Directors may require that all officers and employees of the 
Association handling or responsible for Association funds will furnish adequate fidelity bonds.  The 
premiums on such bonds will be expenses of administration. 
 
 ARTICLE XII 
 OFFICERS 
 
 A. Officers.  The principal officers of the Association will be a President, who will be a 
member of the Board of Directors, a Vice President, a Secretary and a Treasurer.  The Directors may appoint 
an Assistant Treasurer, and an Assistant Secretary, and such other officers as in their judgment may be 
necessary.  Any two offices except that of President and Vice President may be held by one person. 
 
  (1) President.  The President will be the chief executive officer of the Association.  He 

will preside at all meetings of the Association and of the Board of Directors.  He will have all of the 
general powers and duties which are usually vested in the office of the President of an association, 
including, but not limited to, the power to appoint committees from among the members of the 
Association from time to time as he may in his or her discretion deem appropriate to assist in the 
conduct of the affairs of the Association. 

 
  (2) Vice President.  The Vice President will take the place of the President and perform 

his or her duties whenever the President will be absent or unable to act.  If neither the President nor 
the Vice President is able to act, the Board of Directors will appoint some other member of the Board 
to so do on an interim basis.  The Vice President will also perform such other duties as will from 
time to time be imposed upon him by the Board of Directors. 

 
  (3) Secretary.  The Secretary will keep the minutes of all meetings of the Board of 

Directors and the minutes of all meetings of the members of the Association; he will have charge of 
the corporation seal, if any, and of such books and papers as the Board of Directors may direct; and 
he shall, in general, perform all duties incident to the office of the Secretary. 
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  (4) Treasurer.  The Treasurer will have responsibility for the Association funds and 

securities and will be responsible for keeping full and accurate accounts of all receipts and 
disbursements in books belonging to the Association.  He will be responsible for the deposit of all 
moneys and other valuable effects in the name and to the credit of the Association, and in such 
depositories as may, from time to time, be designated by the Board of Directors. 

 
 B. Election.  The officers of the Association will be elected annually by the Board of Directors 
at the organizational meeting of each new Board and will hold office at the pleasure of the Board. 
 
 C. Removal.  Upon affirmative vote of a majority of the members of the Board of Directors, 
any officer may be removed either with or without cause, and his or her successor elected at any regular 
meeting of the Board of Directors, or at any special meeting of the Board called for such purpose.  No such 
removal action may be taken, however, unless the matter will have been included in the notice of such 
meeting.  The officer who is proposed to be removed will be given an opportunity to be heard at the meeting. 
 
 D. Duties.  The officers will have such other duties, Powers and responsibilities as shall, from 
time to time, be authorized by the Board of Directors. 
 ARTICLE XIII 
 FINANCE 
 
 A. Records/Assessment of Tangible Personal Property.  The Developer, or the project 
manager which has been appointed by the Developer, if any, will administer the affairs of the project and 
will keep books and records with a detailed account of the expenditures and receipts affecting the Project 
and its administration, and which specify the operating expenses of the project, until such time as the 
Board of Directors of the Association is transferred to non-developer co-owners.  After the Association is 
controlled by non-developer Board of Directors, the Treasurer of the Association shall have such 
responsibility, unless the Board has engaged the services of a project manager for such purposes.  Such 
accounts and all other Association records will be open for inspection by the Co-owners and their 
mortgagees during reasonable working hours.  The Association will prepare and distribute to each Co-
owner at least once a year a financial statement, the contents of which will be defined by the Association.  
The books of account will be audited at least annually by qualified independent auditors; provided, 
however, that such auditors need not be certified public accountants nor does such audit need to be a 
certified audit.  Any institutional holder of a first mortgage lien on any Unit in the Condominium will be 
entitled to receive a copy of such annual audited financial statement within ninety (90) days following the 
end of the Association's fiscal year upon request therefor.  The costs of any such audit and any accounting 
expenses will be expenses of administration.  The person designated to administer the affairs of the 
project shall be assessed as the person in possession for any tangible personal property of the project 
owned or possessed in common by the co-owners.  Personal property taxes based on that tangible 
personal property shall be treated as expenses of administration. 
 
 B. Fiscal Year.  The fiscal year of the Association will be an annual period commencing on 
such date as may be initially determined by the Directors.  The commencement date of the fiscal year will be 
subject to change by the Directors for accounting reasons or other good cause. 
 
 C. Bank.  Funds of the Association will be initially deposited in such bank or savings 
association as may be designated by the Directors and will be withdrawn only upon the check or order of 
such officers, employees or agents as are designated by resolution of the Board of Directors from time to 
time.  The funds may be invested from time to time in accounts or deposit certificates of such bank or savings 
association as are insured by the Federal Deposit Insurance Corporation or the Federal Savings and Loan 
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Insurance Corporation and may also be invested in interest-bearing obligations of the United States 
Government. 
 
 ARTICLE XIV 
 INDEMNIFICATION OF OFFICERS AND DIRECTORS 
 
 Every director and officer of the Association will be indemnified by the Association against all 
expenses and liabilities, including attorney fees, reasonably incurred by or imposed upon him in connection 
with any proceedings to which he may be a party or in which he may become involved by reason of his or her 
being or having been a director or officer of the Association, whether or not he is a director or officer at the 
time such expenses are incurred, except in such cases wherein the director or officer is adjudged guilty of 
willful or wanton misconduct or gross negligence in the performance of his or her duties; provided that, in the 
event of any claim for reimbursement or indemnification hereunder based upon a settlement by the director or 
officer seeking such reimbursement or indemnification, the indemnification herein will apply only if the 
Board of Directors (with the director seeking reimbursement abstaining) approves such settlement and 
reimbursement as being in the best interest of the Association.  The foregoing right of indemnification shall 
be in addition to and not exclusive of all other rights to which such director or officer may be entitled, 
including indemnification under the Articles of Incorporation of the Association.  At least ten (10) days prior 
to payment of any indemnification, whether under this section or under the Articles of Incorporation of the 
Association, the Board of Directors shall notify all Co-owners of the payment. 
 
 ARTICLE XV 
 SEAL 
 
 The Association may (but need not) have a seal.  If the Board determines that the Association will 
have a seal, then it will have inscribed thereon the name of the Association, the words “corporate seal”, and 
“Michigan”. 
 
 ARTICLE XVI 
 COMPLIANCE 
 
 The Association of Co-owners and all present or future Co-owners, tenants, or any other persons 
acquiring an interest in or using the facilities of the Project in any manner are subject to and will comply with 
the Act, as amended, and the mere acquisition, occupancy or rental of any Unit or an interest therein or the 
utilization of or entry upon the Condominium Property will signify that the Condominium Documents are 
accepted and ratified. 
 
 ARTICLE XVII 
 REMEDIES FOR DEFAULT 
 
 Any default by a Co-owner will entitle the Association or another Co-owner or Co-owners to the 
following relief: 
 
 A. Legal Action.  Failure to comply with any of the terms or provisions of the Condominium 
Documents will be grounds for relief, which may include, without intending to limit the same, an action to 
recover sums due for damages, injunctive relief, foreclosure of lien (if default in payment of assessment) or 
any combination thereof, and such relief may be sought by the Association or, if appropriate, by an aggrieved 
Co-owner or Co-owners. 
 
 B. Recovery of Costs.  In any proceeding arising because of an alleged default by any Co-
owner, the Association, if successful, will be entitled to recover the costs of the proceeding and such 
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reasonable attorneys fees (not limited to statutory fees) as may be determined by the court, but in no event 
will any Co-owner be entitled to recover such attorneys' fees. 
 
 C. Removal and Abatement.  The violation of any of the provisions of the Condominium 
Documents will also give the Association or its duly authorized agents the right, in addition to the rights set 
forth above, to enter upon the Common Elements, Limited or General, or into any Unit and the improvements 
thereon, where reasonably necessary, and summarily remove and abate, at the expense of the Co-owner in 
violation, any structure, thing or condition existing or maintained contrary to the provisions of the 
Condominium Documents.  The Association will have no liability to any Co-owner arising out of the exercise 
of its removal and abatement power authorized herein. 
 
 D. Assessment of Fines.  The violation of any of the provisions of the Condominium 
Documents by any Co-owner will be grounds for assessment by the Association, acting through its duly 
constituted Board of Directors, of monetary fines for such violations.  No fine may be assessed unless rules 
and regulations establishing such fine have first been duly adopted by the Board of Directors of the 
Association and notice thereof given to all Co-owners in the same manner as prescribed in Article IX of these 
Bylaws.  Thereafter, fines may be assessed only upon notice to the offending Co-owners as prescribed in said 
Article IX, and an opportunity for such Co-owner to appear before the Board no less than seven (7) days from 
the date of the notice and offer evidence in defense of the alleged violation.  All fines duly assessed may be 
collected in the same manner as provided in these Bylaws.  No fine will be levied for the first violation.  Fine 
amounts will be determined by the Board of Directors. 
 
 E. Non-waiver of Right.  The failure of the Association or of any Co-owner to enforce any 
right, provision, covenant or condition which may be granted by the Condominium Documents will not 
constitute a waiver of the right of the Association or of any such Co-owner to enforce such right, provision, 
covenant or condition in the future. 
 
 F. Cumulative Rights, Remedies and Privileges.  All rights, remedies and privileges granted to 
the Association or any Co-owner or Co-owners pursuant to any terms, provisions, covenants or conditions of 
the Condominium Documents will be deemed to be cumulative and the exercise of any one or more will not 
be deemed to constitute an election of remedies, nor will it preclude the party thus exercising the same from 
exercising such other and additional rights, remedies or privileges as may be available to such party at law or 
in equity. 
 
 G. Enforcement of Provisions of Condominium Documents.  A Co-owner may maintain an 
action against the Association and its officers and Directors to compel such persons to enforce the terms 
and provisions of the Condominium Documents.  In such a proceeding, the Association shall recover the 
costs of the proceeding and reasonable attorney fees, as determined  by the court.  In no event will any co-
owner be entitled to recover such attorney fees.  A Co-owner may maintain an action against any other 
Co-owner for injunctive relief or for damages or any combination thereof for noncompliance with the 
terms and provisions of the Condominium Documents or the Act. 
 
 ARTICLE XVIII 
 RIGHTS RESERVED TO DEVELOPER 
 
 Any or all of the rights and powers granted or reserved to the Developer in the Condominium 
Documents or by law, including the right and power to approve or disapprove any act, use, or proposed action 
or any other matter or thing, may be assigned by it to any other entity or to the Association.  Any such 
assignment or transfer will be made by appropriate instrument in writing in which the assignee or transferee 
will join for the purpose of evidencing its consent to the acceptance of such powers and rights and such 
assignee or transferee will thereupon have the same rights and powers as herein given and reserved to the 
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Developer.  Any rights and powers reserved or retained by Developer or its successors will expire and 
terminate, if not sooner assigned to the Association, at the conclusion of the Development Period.  The 
immediately preceding sentence dealing with the expiration and termination of certain rights and powers 
granted or reserved to the Developer is intended to apply, insofar as the Developer is concerned, only to 
Developer's rights to approve and control the administration of the Condominium and will not, under any 
circumstances, be construed to apply to or cause the termination and expiration of any real property rights 
granted or reserved to the Developer or its successors and assigns in the Master Deed or elsewhere (including, 
but not limited to, access easements, utility easements and all other easements created and reserved in such 
documents which will not be terminable in any manner hereunder and which will be governed only in 
accordance with the terms of their creation or reservation and not hereby). 
 
 ARTICLE XIX 
 MISCELLANEOUS PROVISIONS 
 
 A. Definitions.  All terms used herein will have the same meaning as set forth in the Master 
Deed to which these Bylaws are attached as an Exhibit or as set forth in the Act. 
 
 B. Severability.  In the event that any of the terms, provisions or covenants of these Bylaws or 
the Condominium Documents are held to be partially or wholly invalid or unenforceable for any reason 
whatsoever, such holding will not affect, alter, modify or impair in any manner whatsoever any of the other 
terms, provisions or covenants of such Condominium Documents or the remaining portions of any terms, 
provisions or covenants held to be partially invalid or unenforceable. 
 
 C. Notices.  Notices provided for in the Act, Master Deed or Bylaws must be in writing, and are 
to be addressed to the Association at 3115 Railway Drive, Byron Center, Michigan 49315, or to any Co-
owner at the address set forth in the deed of conveyance, or at such other address as may hereinafter be 
provided. 
 
 The Association may designate a different address for notices to it by giving written notice of such 
change of address to all Co-owners.  Any Co-owner may designate a different address for notices to him by 
giving written notice to the Association.  Notices addressed as above will be deemed delivered when mailed 
by United States mail with postage prepaid, or when delivered in person. 
 
 D. Amendment.  These Bylaws may be amended, altered, changed, added to or repealed only in 
the manner set forth in the Master Deed. 
 
 E. Conflicting Provisions.  In the event of a conflict between the provisions of the Act (or 
other laws of the State of Michigan) and any Condominium Document, the Act (or other laws of the State 
of Michigan) shall govern; in the event of any conflict between the PUD Ordinance or the ordinances of 
Grand Haven Township and any Condominium Document, the PUD Ordinance or other ordinance shall 
govern;  in the event of any conflict between the provisions of any one or more Condominium 
Documents, the following order of priority shall prevail and the provisions of the Condominium 
Document having the highest priority shall govern:   
 
  (1) the Master Deed, including the Condominium Subdivision Plan but excluding these 

Bylaws; 
 
  (2) these Bylaws; 
 
  (3) the Articles of Incorporation of the Association; and 
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  (4) the Rules and Regulations of the Association.   



Preliminary Draft 
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DECLARATION OF COVENANTS, RESTRICTIONS AND CONDITIONS 
FOR STONEWATER 

GRAND HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN 
 

THIS DECLARATION is made this ____ day of _____________, 2016, by LINCOLN 
STREET HOLDINGS, LLC, a Michigan limited liability company, of 3115 Railway Drive, 
Byron Center, Michigan 49315 (“Developer”). 

RECITALS 

A. Developer is the owner of certain real property situated in Grand Haven 
Township, Ottawa County, Michigan legally described as follows:  

 

 

 

INSERT LEGAL 

 

 

 

(the “Property”), and is developing the Property into Stonewater, a residential 
subdivision (hereinafter “Stonewater”), which may be expanded to include additional 
land in additional platted developments. 

B. Developer desires to impose certain protective covenants, restrictions and 
conditions on the Property for the purposes of ensuring that the Property will be used for those 
purposes to which is best suited and of preserving and improving the attractive features of the 
Property. 

C. Owner desires to provide record notice of the existence of the Stonewater 
Property Owner’s Association (the “Association”), a Michigan non-profit corporation composed 
of the owners of lots within Stonewater, as it may be expanded, and the owners of condominium 
units in Stonewater Condominiums, as it may be expanded, and to provide record notice of the 



 

 

Association’s powers over certain portions of the Property, as well as certain portions of the land 
described on Exhibit “D” attached hereto, consisting of the Stonewater PUD, as approved by 
Grand Haven Township.  

PROVISIONS 

In consideration of the foregoing, Developer imposes the following protective covenants, 
restrictions and conditions upon the Property, which protective covenants, restrictions and 
conditions shall run with, and benefit and burden the Property and shall be recorded as blanket 
encumbrances against the Property and shall be binding against the Developer, its successors and 
assigns, and all persons claiming under the Developer, their grantees, successors, heirs, personal 
representatives, administrators and assigns.   

I. ARCHITECTURAL CONTROL. 

A. Architectural Review Committee.  Developer reserves the right to establish an 
Architectural Review Committee (“Committee”) to consist of three (3) people to be appointed 
from time to time by the Developer, until the Developer delegates this power of appointment to 
the Association. 

B. Architectural Restrictions.  In order to assure harmonious and aesthetic 
development of building sites on the lots in the Property, no land may be graded and no building, 
driveway, fence, structure, antenna, above-ground electrical or other utility service, wall, or 
other structure or improvement may be made, modified, added to, altered or changed until the 
plans and specifications showing the nature, kind, color, shape, height, materials and location of 
the same shall have been submitted to and approved in writing by the Developer. 

C. Developer’s Absolute Discretion.  All construction of all buildings, structures and 
other improvements will be made only by residential home builders licensed by the State of 
Michigan and approved by the Developer and shall be done in accordance with the plans 
approved by the Developer pursuant to this Declaration. 

The Developer may, upon a showing of practical difficulty, grant variances to the restrictions 
from time-to-time, but only to the extent and in such manner as not to violate the spirit and intent 
of the restrictions.  The Developer shall have twenty-one (21) days from the date of receipt of all 
documents requested in order to evaluate and decide upon a proposal, proposed variance or other 
matter, but if the Developer fails to grant written approval within the twenty-one (21) day period, 
it shall be deemed to have rejected the request. 

The Developer shall have the right to refuse to approve any plan, specification, proposal, 
requested variance or other matter submitted to it which is not suitable or desirable in its opinion 
for aesthetic or other reasons in the Developer’s absolute discretion.  In passing upon such plans, 
specifications, proposals, requested variances and other matters, the Developer shall have the 
right to take into consideration the suitability of the proposed structure, improvement or 
modification, the lot upon which it is proposed to be constructed, the proposed building location 
within the lot, the locations of structures and improvements on the other lots, the degree of 



 

 

compatibility of the proposed improvement with those already existing in and planned for the 
Property and such other matters as the Developer, in its sole discretion, may deem significant. 

If the Developer rejects an owner’s request for approval of a plan, specification, proposal, 
variance or other matter, promptly after such rejection the Developer shall serve on the owner a 
written explanation of the reasons for the rejection.  The owner shall be entitled to revise and 
resubmit the request to the Developer one or more times. 

II. BUILDING AND USE RESTRICTIONS. 

A. Except as specifically provided to the contrary, no lot shall be used for other than 
residential purposes.  No building shall be erected, altered, placed, modified or permitted to 
remain on any other than one (1) single-family residential dwelling with at least a two-stall 
garage.  No outbuilding shall be constructed on any lot without the prior written approval of the 
Developer.  No house shall be designed, constructed or remodeled for the purpose of housing 
more than one (1) family and no lot shall be used to house more than one (1) family. 

B. A garage containing at least two (2), but not more than three (3), stalls will be 
attached to each house constructed on a lot in the Property. 

C. Each house shall be built on a full basement foundation.  No mobile or modular 
homes are permitted.  Each house constructed on a daylight or standard lot shall be connected to 
the stormwater management system at the owner’s expense. 

D. Lot Owners shall be responsible for constructing the sidewalk located in front of 
their lot in accordance with Section ___ of the Stonewater PUD approving the development.  
The sidewalk shall be constructed and completed in front of a lot before the issuance of a 
certificate of occupancy for the residence on such lot.  If inclement weather prevents such 
construction, the same may be delayed until weather conditions permit, at which time sidewalks 
shall be promptly constructed and completed.  Sidewalks and landscaping shall comply with the 
plan dated XX/XX/XXX.  Sidewalks will be installed within five years of the first occupancy 
permit in phase 1, or prior to the issuance of the first occupancy permit for Phase two of 
Stonewater.  

E. The total finished floor area of any house to be constructed on any lot, exclusive 
of garage, basement, deck, attic, open porch, breezeway and any other area not used for living 
quarters shall satisfy the applicable minimum size requirements of Grand Haven Township.   

F. Each owner of a lot shall be responsible for making certain that the construction 
of all improvements on his or her lot will comply with all Grand Haven Township and other 
governmental requirements and restrictions including, without limitation, front, side and rear set-
back requirements.  Approval of construction by the Developer shall not be construed to mean 
that the Developer has determined that the proposed structure complies with all township and 
other governmental requirements.  The Developer shall have no obligation to review plans and 
proposals for compliance with township and other governmental requirements. 



 

 

G. All soil to be removed from a lot, either in grading or excavating, shall, if desired 
by Developer, become the property of Developer and when removed shall be dumped by any 
person so removing the soil at that person’s expense at such place or places upon the Property or 
elsewhere as Developer shall designate. 

H. Each house and garage built on a lot shall be constructed of new material only.  
Approved materials include brick, brick veneer, steel, stone, cedar wood, aluminum siding, vinyl 
siding, stucco or frame or any combination thereof.  All exterior foundation walls shall be of 
brick, brick veneer, stone, concrete or stucco.  Concrete block or tile construction above grade 
level is prohibited unless the exterior surface is covered with an approved material.  The 
Developer has the right to approve or disapprove of proposed building materials based on colors, 
aesthetics, compatibility with other structures existing or proposed on the Property and any other 
factors deemed material by the Developer.  Approval by the Developer in one or more cases will 
not obligate the Developer to grant approval in any other cases.  The Developer may approve the 
use of materials and/or colors other than those listed or described above. 

I. No later than six (6) months after the date construction of a residence on a lot is 
completed, the owner shall cause concrete to cover all driveways on his or her lot. 

J. No structure of a temporary character, trailer, tent, shack, barn or other 
outbuilding shall be used as a temporary or permanent residence on any lot. 

K. Construction, once commenced, shall be completed and ready for occupancy 
within twelve (12) months after the date of the commencement of construction.  Within six (6) 
months after completion of construction of the house on the lot, the lot will be graded, 
landscaped, and will be covered with four (4) inches of fertile topsoil and supplied with 
sufficient perennial grass seed to seed the lot.   

L. Soil erosion protection and stabilization techniques and procedures shall be 
required continuously during all phases of construction.  Such techniques may include silt, 
fences, soil erosion, blankets and other measures sufficient to stabilize soils during construction 
activities. 

M. No lot may be used or maintained as a dumping ground for rubbish.  No refuse 
pile or unsightly or objectionable object or materials shall be maintained on any lot, except for 
trash, garbage and other waste which shall be kept in sanitary containers.  All such containers 
shall be kept in a clean, neat and sanitary condition and stored within the garage. 

N. No noxious or offensive activity shall be carried on upon any lot or park area, nor 
shall anything be done on any lot or park area which may be or may become an annoyance or 
nuisance to any other person occupying the Property. 

O. No trailer, boat, motor home, recreational vehicle, or inoperable vehicle shall be 
stored on any lot except within the garage with the door closed.  No boat, trailer, motor home or 
similar vehicle shall be parked on any lot for more than four (4) consecutive days without the 
prior written permission of the Developer, which approval may be given or withheld in the 



 

 

Developer’s sole discretion and may be contingent upon the Developer’s designation of the area 
or areas where the vehicles may be parked. 

P. No animals, except household pets, may be kept on any lot.  Such pets may not be 
kept or bred for any commercial purpose and shall have such care and restraint so as not to be 
obnoxious or offensive on account of noise, odor or unsanitary conditions.  No savage or 
dangerous animal shall be kept on any lot.  No more than two (2) household pets may be kept 
without written permission of the Developer. 

Q. Except as may be installed by Developer, no spotlight, floodlight or similar type 
high intensity lighting shall be placed on or utilized on any lot which in any way will allow light 
to be reflected on any other lot or the improvements thereon without the prior written 
authorization of the Developer.  Low intensity lighting which does not disturb the other 
occupants of the Property shall be allowed. 

R. No off-road vehicle including, but not limited to, motorcycle, motorbike, 
snowmobile and all-terrain vehicle, may be driven or operated within the areas of the Property. 

S. No hunting is permitted within the Property. 

T. No sign shall be displayed to the public view on any lot except one (1) sign of not 
more than four (4) square feet advertising the lot for sale; provided, however, that Developer 
may post “for sale” signs on Developer’s lots. 

U. All utilities servicing the lots shall be placed underground. 

V. In addition to the restrictions herein, the use of any lot and any structure 
constructed on any lot must satisfy the requirements of the Grand Haven Township Ordinance 
No. ____, approving the project, and the zoning ordinance of Grand Haven Township, Ottawa 
County, Michigan, which is in effect at the time of the contemplated use or construction of any 
structure unless a variance for such use or structure is obtained from the Zoning Board of 
Appeals (“ZBA”) of Grand Haven Township and further there is obtained a written consent 
thereto from the Developer so long as the Developer owns a lot in Stonewater subdivision, and 
thereafter from the Developer.  To the extent that the restrictions contained herein are more 
restrictive than the Grand Haven Township Zoning Ordinance, the restrictions contained herein 
shall apply. 

W. The areas depicted as Park Areas (the “Common Areas”) in the development’s 
recorded subdivision plat shall remain private parks for the benefit of the Association (and the 
Co-owners of condominium units in the condominium project known as Stonewater 
Condominiums, established pursuant to the Master Deed dated ____________________, 
recorded at _________________), and shall not be used for residential purposes, except as 
otherwise permitted in the Subdivision Control Act, being Act 288 of Public Acts of 1967.   

III. STONEWATER PROPERTY OWNER’S ASSOCIATION. 



 

 

A. Developer has formed the Association as a Michigan non-profit corporation to be 
composed of the owners of the lots within Stonewater, as the same may be expanded from time 
to time (“Lot Owners”), as well as the co-owners of units in Stonewater Condominiums (the 
“Co-owners”), as the same may be expanded from time to time.  Every Lot Owner and Co-
owner, by acceptance of a deed or land contract therefor, shall automatically become a member 
of the Association.  The Developer has dedicated, or intends to dedicate, certain ponds, park 
areas, entrance areas and landscaping and natural paths or walkways, as identified on the 
recorded Stonewater subdivision plat, recorded at Liber _______, Pages _________, Ottawa 
County Records, as Park Areas (hereinafter the “Common Areas”) to the Association.  The 
Association shall own fee simple title to the Common Areas within all phases of Stonewater.  
The Association will be responsible for managing, maintaining, administering, repairing and/or 
replacing such Common Areas, for assessing and collecting dues from the Lot Owners and Co-
owners to pay the Association’s expenses based on a formula to be determined by the Developer, 
and for such other matters as may be delegated to it by Developer, by this Declaration, or by any 
other documents pertaining to the Association in regard to the above. The Developer reserves the 
right to authorized and require that all Co-owner dues payable to the Association be collected by 
the Stonewater Condominium Association and thereafter be paid to the Stonewater Property 
Owner’s Association.   

B. The Association has the right, among other things, to assess and collect 
assessments from all Lot Owners and Co-owners to pay the Association’s expenses, and to 
obtain and maintain insurance for the Common Areas as defined herein or as depicted on the 
recorded subdivision plats for all phases of Stonewater. 

C. Developer anticipates developing additional phases of Stonewater which may 
contain park and walkway areas which may be dedicated to the Association.  The owners of lots 
within future phases shall be members of the Association. 

D. Neither the Developer, nor its designated builders, Jim Tibbe Homes, Inc. or 
Interra Homes, LLC (collectively the “Builder”), although members of the Association, shall be 
responsible at any time for payment of Association assessments for lots which they own owns in 
Stonewater or for units which they own in Stonewater Condominiums, provided, however, they 
shall be responsible for such assessments for lots or unit owned by it on which a residence is 
located and a certificate of occupancy has been issued by Grand Haven Township.  The 
Developer reserves the right, in its discretion, to designate other residential builders as 
designated builders for purposes of this Declaration.  

E. All authorized costs and expenses incurred by Association with respect to 
ownership, taxation, insurance, operation, management, maintenance, repair, and/or replacement 
of the Common Areas shall be the responsibility of each member of the Association as provided 
above.     

F.  The right to use and enjoy the Common Areas shall be subject to the Articles of 
Incorporation, Bylaws, Rules and Regulations, if any, with respect to the Association, and to 
restrictions of record.  Reasonable rules and regulations made and amended from time to time by the 
Board of Directors of the Association shall be applied similarly to all members.  Copies of all such 
rules, regulations and amendments thereto will be furnished to all members.   



 

 

G. The Association will submit an annual budget and membership assessment to the 
Association and to the Condominium Association in advance for each fiscal year for purposes of 
projecting all anticipated expenses, including a reasonable allowance for contingencies and 
reserves, for the forthcoming year which it may incur with respect to ownership, taxation, 
insurance, operation, management, maintenance, repair, and/or replacement of the Common 
Areas.  All authorized costs and expenses incurred by the Association with respect to the 
Common Areas shall be the responsibility of the Association, allocated between the members of 
the Association (i.e. the Co-owners and the Lot Owners) as determined by the Developer. 

IV. DECLARATION OF PRIVATE ROAD EASEMENT. 

A. Lots 13-18, inclusive, within Stonewater are served by a private road called 
Bedford Ct., and, as such, shall be subject to the terms and conditions of that certain Declaration 
of Private Road Easement, dated ______________, 2016 and recorded on _______________, 
2016 at Instrument No. ___________-____________, Ottawa County, Michigan records 
(“Private Road Declaration”), which is incorporated herein by reference.  The Association 
shall be responsible for maintaining, repairing and replacing such private road; provided, 
however all such costs and expenses shall be assessed only against the Lot Owners in 
Stonewater, as expanded, and shall not be assessed to the Co-owners of units in Stonewater 
Condominiums.   

V. OTTAWA COUNTY DRAIN COMMISSIONER REQUIREMENTS. 

 A. In accordance with Section 280.433 of the Michigan Drain Code (Act 40 of the 
Public Acts 1956, as amended) a special assessment drainage district has been created to provide 
for the maintenance of the Stonewater County Drain.  The Drain District consists of all lots 
within the plat, as described on attached Exhibit “A”.  At some time in the future, the lots within 
the Drainage District will be subject to a special assessment for the improvement or maintenance 
of the Stonewater County Drain. The route of the Stonewater County Drain is shown on attached 
Exhibit “B”. 

 B. Private Easements for the Stonewater County Drain have been granted to the 
Stonewater Drainage District.  The rights and obligations of said easements are recorded with the 
Ottawa County Register of Deeds office. 

 C. Some of the lots in the subdivision are subject to the aforesaid private easements 
for drainage and/or storm water ponding.  No development, grading, or construction is permitted 
within these private easements for drainage.  This includes swimming pools, sheds, garages, 
patios, decks or any other permanent structure or landscaping feature that may interfere with the 
drainage system or pond.  Each lot owner will be responsible for maintaining the surface 
drainage system across his property. 

 D. The direction of flow for the surface drainage for all lots is shown on the block 
grading plan, Exhibit “C” attached hereto.  It is the lot owner’s responsibility to ensure that the 
final grading of the lot is in accordance with the block grading plan.  During the final lot grading 
and landscaping, the owner shall take care to ensure that the installation of fences, plantings, 
trees and shrubs do not interfere with the surface drainage from one lot onto the next lot. 



 

 

 E. To eliminate the potential of structural damage due to flooding from rear yard 
drainage, the lot owners shall keep the lowest door or windowsill and/or basement floor above 
the minimum opening elevations listed below.  The elevations listed below are shown on the 
Block Grading Plan, attached Exhibit “C”.  For more information on the location of current 
“bench mark” elevations, call _________________at (616) _____________. 

 F. Minimum building opening elevations for the following lots are: 

LOT NUMBER MINIMUM OPENING ELEVATION 

  
  
  
  
  
  
  
  
  
  
  
  

 G. Each lot owner waives his claim against the Stonewater Drain District, Ottawa 
County Drain Commissioner, his employees and agents, Grand Haven Township, the Engineer, 
and the Developer from any and all claims, damage and obligation arising from the existence or 
operation of the drainage system.  Restrictions pursuant to the requirements of the Ottawa 
County Drain Commission are to be perpetual and shall run with the land. The drain restrictions 
contained in this Article may not be amended or modified without the prior written approval of 
the Ottawa County Drain Commissioner, and shall not be effective until the amendment is 
recorded with the Ottawa County Register of Deeds, provided, however, the minimum building 
opening elevations identified above in paragraph F of this Article, may be amended or modified 
with only the prior written approval of the Ottawa County Drain Commission. 

V.  GENERAL PROVISIONS. 

A. The provisions of this Declaration shall run with the Property and shall be binding 
on and inure to the benefit of all persons owning any interest in the Property and perpetuity from 
the date this Declaration is recorded at the Ottawa County Register of Deeds. 

B. Except as provided in Article, this Declaration may be amended by the Developer 
so long as the Developer owns any interest in Stonewater subdivision, as the same may be 
expanded from time to time, Stonewater Condominiums, or in any other land located within the 
Stonewater PUD as approved by Grand Haven Township, which PUD pertains to the property 
legally described on Exhibit “D” attached hereto.  After such time as Developer no longer owns 
a interest in Stonewater subdivision, Stonewater Condominium or the land described on Exhibit 
“D” attached hereto, the written agreement of the owners of not fewer than seventy-five percent 
(75%) of the lots in the Stonewater shall be required to amend this Declaration, except as 



 

 

provided in Article.  No amendment to this Declaration which modifies the rights of the 
Stonewater Condominium Association member’s to use and enjoy the Common Areas or the 
method of computing the costs and expenses allocated to such Co-owners shall be effective 
without the prior written consent of the Condominium Association.  No amendment to this 
Declaration shall be effective until the amendment is recorded with the Ottawa County Register 
of Deeds. 

C. The provisions of this Declaration shall be enforceable only by Developer, any 
Lot Owner or the Condominium Association.  Enforcement shall be by proceedings at law or in 
equity against any person or persons violating, attempting to violate or threatening to violate any 
provision.   

D. If one (1) or more of the provisions of this Declaration is or are declared by any 
Court of competent jurisdiction to be invalid or unenforceable, then the provision(s) shall be 
deemed severable from this Declaration or enforceable to the maximum extent permitted by law, 
as the case may be, and the remaining provisions of this Declaration shall remain in full force 
and effect. 

E. No failure, delay or waiver of enforcement of any provision in this Declaration by 
the Association or any lot owner will constitute a waiver of or otherwise affect future 
enforcement of the provisions of this Declaration. 

F. It is each Lot Owner’s responsibility to determine which laws, regulations, 
ordinances and requirements (including, without limitation, public health requirements, zoning 
ordinances and building restrictions) apply to the lot from time to time and to comply with all 
such laws, rules, regulations, requirements and ordinances.  Developer, Builder and/or the 
Association shall have no responsibility for determining such compliance. 

IN WITNESS WHEREOF, this Declaration has been executed as of the date first above 
written. 

 
       Lincoln Street Holdings, LLC,   
       a Michigan limited liability company  
          
 
 
       By: __________________________________ 
        Dale H. Kraker 
        Its: Manager 
 
Acknowledged before me by Dale H. Kraker, Manager of Lincoln Street Holdings, LLC, a Michigan 
limited liability company, in Kent County, Michigan, on _________________, 2016. 
 

___________________________________ 
_______________________, Notary Public 
____________________ County, Michigan 
Acting in ____________ County, Michigan 



 

 

My Commission Expires:  _____________ 
 
Prepared by and Return to After Recording: 
 
TODD A. HENDRICKS 
Rhoades McKee PC 
55 Campau Ave. NW, Suite 300 
Grand Rapids, MI 49503-2793 



 

 

EXHIBIT “A” 
 

[The Location of the Stonewater County Drain District Follows] 



 

 

EXHIBIT “B” 
 

[The Route of the Stonewater County Drain District Follows] 



 

 

EXHIBIT “C” 
 

[The Block Grading Plan Follows] 



 

 

EXHIBIT “D” 
 

[Legal Description for Overall PUD] 
 
 



Phase Size

Total Daily 

Trips

Phase #1 Single Family 30 300

Phase #2 Single Family 20 200

Phase #3 Condominiums 17 136

Phase #4 Single Family 30 300

Phase #5 Single Family 19 190

Phase #6 Condominiums 17 136

Phase #7 Single Family 20 200

Phase #8 Condominiums 17 136

Phase #9 Condominiums 15 120

Total 185 1,718           

Current (5/18/2015) Traffic Count on Lincoln E. of US 31. 3,827           

Data obtained from OCRC via phone discussion

* Traffic Impact is projected over 7 - 9 years as the various phases are completed.

Proposed Stonewater Development

Traffic Analysis
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Rick Pulaski

Subject: FW: Stonewater in Grand Haven Twp

From: John Gutierrez [mailto:JGutierrez@ottawacorc.com]  

Sent: Monday, January 18, 2016 2:06 PM 

To: Rick Pulaski <rpulaski@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Rick, 

 

Based on the size of this development, you will need to incorporate the additional width and length of both approaches 

as shown at the bottom left of Detail 11 of our plat/public road specs.  These dimensions will allow for separate 

queueing of left and right outbound traffic.  We do not stripe turn lanes for subdivision streets.  However, if it became a 

problem, we will review it at that time. 

 

Thanks, 

John  Gutierrez 

Ottawa County Road Commission 

616-842-5400 

 

From: Rick Pulaski [mailto:rpulaski@nederveld.com]  

Sent: Monday, January 18, 2016 1:40 PM 

To: John Gutierrez <JGutierrez@ottawacorc.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Hi John, 
 
On a related note, the Planning Commission asked that I inquire about striping the entrances at Lincoln Street so 
that there are dedicated left turn lanes at Manchester and Riverton (from northbound Manchester/Riverton onto 
westbound Lincoln Street).  The PC felt that there might be too much queueing of cars if there was only one 
outbound lane serving both left and right turns.  I didn’t have an opinion one way or the other, but I said that I 
would check with the OCRC on this.  Is it something that could be done?   
 
Thanks, 
 
Rick 
 
 
 
 

From: John Gutierrez [mailto:JGutierrez@ottawacorc.com]  

Sent: Monday, January 18, 2016 1:05 PM 

To: Kelly Cavanaugh <kcavanaugh@nederveld.com>; Rick Pulaski <rpulaski@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Should be all set. 

 

Thanks, John 
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From: Kelly Cavanaugh [mailto:kcavanaugh@nederveld.com]  

Sent: Monday, January 18, 2016 1:00 PM 

To: John Gutierrez <JGutierrez@ottawacorc.com>; Rick Pulaski <rpulaski@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Hi, John: 
 
Attached is a pdf of the revised preliminary plat.  The revision includes changing Bedford Court to Gardenton 
Court.  Please let myself or Rick know if you have any questions. 
 
 
Kelly Cavanaugh   
800.222.1868 
www.nederveld.com    

  
 
 

From: John Gutierrez  

Sent: Friday, January 15, 2016 2:27 PM 

To: 'Rick Pulaski' <rpulaski@nederveld.com> 

Cc: Kelly Cavanaugh <kcavanaugh@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

I’m good.  I only need to contact them for Garrison and Harwood.  Please email prelim plat and follow with 3 hard 

copies. 

 

Thanks, John 

 

From: Rick Pulaski [mailto:rpulaski@nederveld.com]  

Sent: Friday, January 15, 2016 2:27 PM 

To: John Gutierrez <JGutierrez@ottawacorc.com> 

Cc: Kelly Cavanaugh <kcavanaugh@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Hi John, 
 
Let’s go with Gardenton.  We’ll make the change on the plans and re-issue to you once you hear back 
from  GIS and Dispatch. 
 
Thanks, 
Rick 
 

From: John Gutierrez [mailto:JGutierrez@ottawacorc.com]  

Sent: Friday, January 15, 2016 2:19 PM 

To: Rick Pulaski <rpulaski@nederveld.com> 

Cc: Kelly Cavanaugh <kcavanaugh@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 
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Rick, 

 

Deering, Gardenton, and Verona are available.  Garrison and Harwood are similar to other names.  If you wanted to use 

them, I will run them by Central Dispatch and OC GIS.  Let me know. 

 

Thanks, John 

 

From: Rick Pulaski [mailto:rpulaski@nederveld.com]  

Sent: Friday, January 15, 2016 1:38 PM 

To: John Gutierrez <JGutierrez@ottawacorc.com> 

Cc: Kelly Cavanaugh <kcavanaugh@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Hi John, 
 
How about one of these? 
 
Garrison  
Harwood  
Wyndmere  
Deering  
Verona  
Gardenton 
 

From: John Gutierrez [mailto:JGutierrez@ottawacorc.com]  

Sent: Friday, January 15, 2016 8:35 AM 

To: Rick Pulaski <rpulaski@nederveld.com> 

Subject: RE: Stonewater in Grand Haven Twp 

 

Rick, 

 

No question here.  I was not able to get this on the agenda for our last meeting.  I would like to submit it for our next 

meeting on the 21st, but I need a new root name for either Bedford Dr or Bedford Ct (Pvt.).  I did confer with Central 

Dispatch, and they agreed that having the same name would be problematic. 

 

Please provide a new name for review and email the revised plat as soon as possible. 

 

Thanks, 

John  Gutierrez 

Ottawa County Road Commission 

616-842-5400 
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GENERAL NOTES

SCALE: 1" = 100'

0' 50' 100' 200'

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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LEGAL DESCRIPTION

BENCHMARK #1 ELEV. = 614.17
TOP OF FLANGE BOLT ON HYDRANT UNDER "E" IN E.J.I.W. LOCATED
APPROX. 95.6' NORTH AND 274.4' WEST OF THE NORTHWEST PROPERTY
CORNER. AS SHOWN ON THE PLAN.

BENCHMARKS

EX. ROSS COUNTY DRAIN
50' EASEMENT

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE STRIP

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

20' DRAINAGE EASEMENT
TO STONEWATER
DRAINAGE DISTRICT, TYP.

10' EASEMENT FOR
PRIVATE UTILITIES, TYP.

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

PHASE NO. 1

MANCHESTER DR.

RIVERTON AVENUEEMERSON ROAD

WESTOVER ROAD

NEWBRIDGE AVE.(PVT)

N
O

R
W

A
LK

 S
TR

EE
T

ELLSWORTH AVE.(PVT)

LI
N

C
O

LN
 S

T.

PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

ESMT. TO ROSS COUNTY DRAIN
(OBTAINED JULY 2015)

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION

70-07-14-100-011
SCHMIDT KYLE B

70-07-14-100-012
DIAZ JUVENCIO

70-07-14-100-013
SCHMIDT CLARENCE

H-LOIS TRUST

70-07-14-100-014
GREEN STEVEN

J-DARLENE L

70-07-14-200-022
NADEAU

KIP-SANDY

70-07-14-200-023
KERRIDGE FRANCES

TRUST

70-07-14-300-003
PARCHERT CHARLES

E-MARYBETH

70-07-14-300-002
PARCHERT ANNE

TRUST

70-07-14-100-002
BOLGER LORETTA J

70-07-14-100-009
SCHMIDT

MARK-MITCHEL-CHARLES

70-07-11-300-007
CHITTENDEN DWIGHT -

JANINE

70-07-11-300-006
REGELIN THOMAS

70-07-14-100-010
PART NE 1/4 OF NW 1/4 COM 285 FT E OF NW COR, TH E 15 FT, S 330
FT, W 15 FT, N 330 FT TO BEG. SEC 14 T7N R16W

70-07-14-100-004
PART NE 1/4 OF NW 1/4 COM 300 FT E OF NW COR, TH E 170 FT, S 170
FT, W 170 FT, N 170 FT TO BEG, EXC N 50 FT SEC 14 T7N R16W

70-07-14-100-005
NE 1/4 OF NW 1/4, EXC COM NW COR, TH S 330 FT, E 300 FT, N 160 FT,
E 170 FT, N 170 FT, W 470 FT TO BEG, ALSO EXC N 820 FT OF E 550 FT,
ALSO EXC N 50 FT SEC 14 T7N R16W

70-07-14-100-008
SE 1/4 OF NW 1/4 SEC 14 T7N R16W 40 A

EX. POND TO BE
REMOVED (FILLED)

40' ESMT. FOR
PUBLIC UTILITIES

RICHARD A.
PULASKI

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
52618

REMOVE AND REPLACE
BIT. FOR SAN. SEWER

CONNECTION

PROP. STREET LIGHTS, TYP.

LEGEND
EX. BITUMINOUS

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

PHASE LINE

DECORATIVE STREET LIGHT
(CONSUMERS ENERGY POLE
MOUNTED LANTERN STYLE)

H
A

W
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Y 
ST

.(P
VT

)
B

R
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O
K

N
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L 
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.

35'MIN.

GLENBURN AVE.

B
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R

D
 D

R
.

LELAND
 D

R
.

REMOVE AND REPLACE
BIT. FOR LEFT TURN

 LANE WIDENING
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33
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42
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'
33
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PE
R

12'
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12'

9'
27'

10
0'

42
'

42
'

R40'
TYP.R60'

TYP.

66
'

66
'

66'

66'

1) PROPOSED ZONING OF PROPERTY: PUD
PUD ZONING REQUIREMENTS
SINGLE FAMILY LOT BULK DESIGN REQUIREMENTS (SEE CONDO REQUIREMENTS THIS SHEET)

A) MINIMUM LOT AREA = 8,100 SQ.FT.
B) MINIMUM LOT WIDTH = 70 FT.

SETBACKS
A) FRONT YARD = 35 FT.
B) SIDE YARD = 8 FT. / 16 FT. TOTAL
C) REAR YARD = 25 FT.TYP. (30 FT: LOTS 27,34,75-78,110-118) (35 FT: LOTS 35,67,70,74,79,90,108,109)

                             (45 FT: LOTS 37, 68) (50 FT: LOTS 28-31,36,69,73,80)
2) SUMMARY OF LAND USE:

OVERALL
A) TOTAL ACREAGE = 68.48 ACRES (2,982,989 SQ.FT.) (EXCLUDING LINCOLN ST. R.O.W.)
B) OVERALL TOTAL OPEN SPACE = 16.10 ACRES (23.5%)(SEE SHEET C-104)
C) CREDITED OPEN SPACE = 13.73 ACRES (20.1%)(SEE SHEET C-104)
D) AREA OF PROP. BUILDINGS = 341,862 SQ.FT. (INCLUDING CONDO BLDGS AND A 1,800 SQ.FT.

                                                                                                    BLDG/ LOT)
E) AREA OF PROP. BITUMINOUS = 281,735 SQ.FT.
F) AREA OF PROP. CONCRETE = 49,420 SQ.FT.
G) TOTAL LENGTH OF STREET = 9,244 LF.
H) ALLOWABLE DENSITY = PARALLEL PLAN + 8% BONUS

= 171 UNITS X 1.08 = 185 UNITS (ROUNDED TO NEAREST WHOLE
      NUMBER)

I) TWO UNIT CONDOS (21) = 42 UNITS
THREE UNIT CONDOS (8) = 24 UNITS
TOTAL CONDO UNITS = 66 UNITS

J) TOTAL SINGLE FAMILY LOTS = 118 LOTS
K) TOTAL RESIDENTIAL UNITS = 184 UNITS

PHASE NO. 1
A) TOTAL ACREAGE = 20.44 ACRES (890,404 SQ.FT.) (EXCLUDING LINCOLN ST. R.O.W.)
B) TOTAL OPEN SPACE = 8.94 ACRES
C) TOTAL LENGTH OF STREET = 1,836 LF.
D) TOTAL SINGLE FAMILY LOTS = 31 LOTS

3) GENERAL REQUIREMENTS
A) NORWALK STREET, MANCHESTER DRIVE, LELAND DRIVE, EMERSON ROAD, BROOKNEAL STREET,

GLENBURN AVENUE, WESTOVER ROAD, RIVERTON AVENUE, AND BEDFORD DRIVE (STUB) WILL BE
DEDICATED TO THE PUBLIC AND WILL BE CONSTRUCTED PER OTTAWA COUNTY STANDARDS AND
SPECIFICATIONS. GARDENTON COURT, NEWBRIDGE AVENUE, HAWLEY STREET, AND ELLSWORTH
AVENUE WILL BE PRIVATE ROADS AND SHALL MEET THE MINIMUM IMPROVEMENTS DESCRIBED IN
SECTION 4.3 OF THE GRAND HAVEN CHARTER TOWNSHIP ZONING ORDINANCE.

B) ALL STREETS WITH ATTACHED CONDOMINIUMS WILL BE PRIVATE. THE PRIVATE ROADS SHALL MEET
THE MINIMUM IMPROVEMENTS DESCRIBED IN SECTION 4.3 OF THE GRAND HAVEN CHARTER
TOWNSHIP ZONING ORDINANCE.

C) THIS PROJECT WILL BE SERVICED BY PUBLIC UTILITIES - SANITARY SEWER, STORM SEWER, WATER,
BURIED ELECTRIC, TELEPHONE, CABLE TV, AND GAS.

D) THIS PROJECT IS NOT LOCATED IN AN AREA OF THE 100 YEAR FLOODPLAIN BASED ON THE NATIONAL
FLOOD INSURANCE RATE MAPS.

E) THIS PROJECT SHALL CONFORM TO THE OTTAWA COUNTY SOIL EROSION AND SEDIMENTATION
CONTROL ORDINANCE.

F) ALL STORM SEWERS SHALL BE LOCATED WITHIN A MINIMUM 20 FT. DRAINAGE EASEMENT.
G) ALL STORM SEWER EASEMENTS WILL BE MAINTAINED BY A DRAINAGE DISTRICT ESTABLISHED BY A

433 AGREEMENT WITH THE OTTAWA COUNTY WATER RESOURCE COMMISSIONER.
H) CONTOURS ARE DEPICTED AT 2 FOOT INTERVALS.
I) EMERGENCY ACCESS ROAD SHALL BE MAINTAINED AT ALL TIMES. MAINTENANCE SHALL BE THE

RESPONSIBILITY OF THE HOME OWNERS ASSOCIATION. EMERGENCY ACCESS ROAD SHALL BE
CONSTRUCTED CONCURRENT WITH PHASE TWO, AND SHALL CONNECT THE EAST END OF NORWALK
STREET TO LINCOLN STREET APPROXIMATELY 400 FT. EAST OF RIVERTON AVENUE.
ALTERNATIVELY, AT THE DEVELOPERS DISCRETION, PHASE FOUR MAY BE CONSTRUCTED AS THE
SECOND PHASE AND PHASE TWO WOULD BE CONSTRUCTED AS THE FOURTH PHASE. ALL OTHER
PHASES WOULD REMAIN AS DEPICTED.
THE GRAVEL BASE AND SAND SUBBASE SHALL BE CONSTRUCTED TO THE STANDARDS OF THE
OTTAWA COUNTY ROAD COMMISSION (SECTION IV.G.8).

J) DRIVEWAYS PROVIDING ACCESS TO CORNER LOTS SHALL BE REQUIRED TO GAIN SOLE ACCESS FROM
THE LESSER TRAVELED OF THE TWO (2) INTERSECTING STREETS. LOTS SHALL BE PROHIBITED FROM
GAINING ANY DRIVEWAY ACCESS ON LINCOLN STREET.

45'

50'

35'

35
'50

'

35
' 30
'
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'
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'
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35'

25'
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'

30
'

30
'35
'

35'

35'

30
'

35
'
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'

25
'

30
'

50
'

PROPOSED LEFT TURN LANE TO
BE PER OCRC SPECIFICATIONS
AND REQUIREMENTS

RD
EN

TO
N

C
T

.(
PV

T
)

A
G

66'

30'

ATTACHED CONDOMINIUM LOT DETAIL
N.T.S.

30
'

BI
T. 66
'

R.
O.

W
.

16'
MIN.

10
'

20
'

MI
N.

LOT LINE

R.O.W.

MINIMUM BULK DESIGN REQUIREMENTS
FOR ATTACHED CONDOMINIUMS

TWO UNIT THREE UNIT
1) FRONT YARD = 10 FT. 10 FT.

SIDE YARD = 0 FT. 0 FT.
REAR YARD = 0 FT. 0 FT.
BUILDING SEPARATION = 16 FT. 16 FT.
DRIVEWAY LENGTH = 20 FT. 20 FT.
MIN. WIDTH = 38 FT. 38 FT.
LOT SIZE PER UNIT = 3250 SF. 3250 SF.

38'
MIN.
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32
10,500.00 s.f.

(0.2 ac)

33
10,505.57 s.f.

(0.2 ac)

15
14,548.63 s.f.

(0.3 ac)

13
13,657.47 s.f.

(0.3 ac)

11
11,744.36 s.f.

(0.3 ac)

69
15,494.56 s.f.

(0.4 ac)

34
10,948.94 s.f.

(0.3 ac)

35
12,676.28 s.f.

(0.3 ac)
36

15,372.38 s.f.
(0.4 ac)

37
13,224.27 s.f.

(0.3 ac)
118

11,186.33 s.f.
(0.3 ac)

117
10,524.94 s.f.

(0.2 ac)

116
10,500.00 s.f.

(0.2 ac)

99
10,127.19 s.f.

(0.2 ac)

38
13,177.51 s.f.

(0.3 ac)

39
12,825.00 s.f.

(0.3 ac)

12
12,101.49 s.f.

(0.3 ac)

19
12,194.75 s.f.

(0.3 ac)

60
9,987.02 s.f.

(0.2 ac)

61
10,386.26 s.f.

(0.2 ac)

62
10,361.99 s.f.

(0.2 ac)
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10,066.75 s.f.

(0.2 ac)

64
8,665.07 s.f.

(0.2 ac)
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8,104.46 s.f.

(0.2 ac)
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12,795.51 s.f.

(0.3 ac)
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10,788.99 s.f.

(0.2 ac)
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10,171.62 s.f.

(0.2 ac)

43
13,015.67 s.f.

(0.3 ac)

42
12,706.08 s.f.

(0.3 ac)

41
11,523.43 s.f.

(0.3 ac)

10
10,909.02 s.f.

(0.3 ac)

66
9,488.90 s.f.

(0.2 ac)

67
11,673.85 s.f.

(0.3 ac)

68
13,361.23 s.f.

(0.3 ac)

73
21,360.03 s.f.

(0.5 ac)

22
10,500.00 s.f.

(0.2 ac)

23
10,500.00 s.f.

(0.2 ac)

24
10,500.00 s.f.

(0.2 ac)

25
10,500.00 s.f.

(0.2 ac)

26
10,551.19 s.f.

(0.2 ac)

27
11,370.38 s.f.

(0.3 ac)
28

13,618.17 s.f.
(0.3 ac) 29

17,570.15 s.f.
(0.4 ac)

31
22,829.44 s.f.

(0.5 ac)

30
21,777.77 s.f.

(0.5 ac)

109
19,980.96 s.f.

(0.5 ac)

9
11,015.44 s.f.

(0.3 ac)

8
10,166.54 s.f.

(0.2 ac)

7
9,554.81 s.f.

(0.2 ac)
6

10,303.18 s.f.
(0.2 ac)

5
9,849.25 s.f.

(0.2 ac)

4
10,225.55 s.f.

(0.2 ac)

40
13,705.35 s.f.

(0.3 ac)

50
12,293.26 s.f.

(0.3 ac)

POND #1
191,879.08 s.f.

(4.4 ac)

1
10,322.84 s.f.

(0.2 ac)

3
11,015.28 s.f.

(0.3 ac)

14
14,573.17 s.f.

(0.3 ac)

18
13,742.41 s.f.

(0.3 ac)

59
14,120.41 s.f.

(0.3 ac)

58
12,440.23 s.f.

(0.3 ac)

57
12,803.94 s.f.

(0.3 ac)

56
12,703.19 s.f.

(0.3 ac)

55
12,674.55 s.f.

(0.3 ac)

16
12,968.54 s.f.

(0.3 ac)

88
11,524.90 s.f.

(0.3 ac)

86
10,125.00 s.f.

(0.2 ac)

115
10,500.00 s.f.

(0.2 ac)

114
10,500.00 s.f.

(0.2 ac)

113
10,500.00 s.f.

(0.2 ac)

104
10,377.30 s.f.

(0.2 ac)

105
10,379.94 s.f.

(0.2 ac)

103
10,384.47 s.f.

(0.2 ac)

102
10,386.74 s.f.

(0.2 ac)

101
10,389.02 s.f.

(0.2 ac)

100
10,391.30 s.f.

(0.2 ac)

TOT LOT
8,196.79 s.f.

(0.2 ac)

95
10,812.24 s.f.

(0.2 ac)

98
10,804.77 s.f.

(0.2 ac)

97
10,807.08 s.f.

(0.2 ac)

96
10,809.61 s.f.

(0.2 ac)

94
10,814.36 s.f.

(0.2 ac)

93
10,816.99 s.f.

(0.2 ac)

85
10,125.00 s.f.

(0.2 ac)

84
10,125.00 s.f.

(0.2 ac)

83
10,125.00 s.f.

(0.2 ac)

82
10,125.00 s.f.

(0.2 ac)

81
10,125.00 s.f.

(0.2 ac)

OPEN SPACE
18,098.41 s.f.

(0.4 ac)

77
10,500.00 s.f.

(0.2 ac)

78
10,726.15 s.f.

(0.2 ac)

79
12,066.47 s.f.

(0.3 ac)

80
14,890.20 s.f.

(0.3 ac) 74
12,266.74 s.f.

(0.3 ac)

75
10,788.45 s.f.

(0.2 ac)
76

10,500.25 s.f.
(0.2 ac)

106
12,806.57 s.f.

(0.3 ac)

92
12,577.84 s.f.

(0.3 ac)
91

12,600.06 s.f.
(0.3 ac)

108
17,549.82 s.f.

(0.4 ac)

107
13,412.31 s.f.

(0.3 ac)

87
10,006.62 s.f.

(0.2 ac)

110
11,813.40 s.f.

(0.3 ac)

111
10,500.00 s.f.

(0.2 ac)

112
10,500.00 s.f.

(0.2 ac)

45
11,579.47 s.f.

(0.3 ac)

44
12,957.96 s.f.

(0.3 ac)

46
11,952.42 s.f.

(0.3 ac)

47
12,062.09 s.f.

(0.3 ac)

48
12,016.82 s.f.

(0.3 ac)

54
11,155.03 s.f.

(0.3 ac)

53
11,759.97 s.f.

(0.3 ac)

52
13,166.03 s.f.

(0.3 ac)

51
12,541.07 s.f.

(0.3 ac)

49
12,770.51 s.f.

(0.3 ac)

89
14,852.03 s.f.

(0.3 ac)

90
15,112.73 s.f.

(0.3 ac)

POND #2
174,018.44 s.f.

(4.0 ac)

OPEN SPACE
73,752.25 s.f.

(1.7 ac)

2
11,272.07 s.f.

(0.3 ac)17
13,479.05 s.f.

(0.3 ac)

20
12,600.00 s.f.

(0.3 ac) 21
12,599.24 s.f.

(0.3 ac)
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LEGEND
EX. GRADE CONTOUR

PROP. GRADE CONTOUR

EX. BITUMINOUS

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

PROP. STORM SEWER (18"-36")

PROP. SANITARY SEWER (8")

PROP. WATERMAIN (8") &
HYDRANTS & VALVES

543

543

D

S0.02'/ FT.

14.0' TO C/L STRUCTURE (12.0' PRVT RD)

CLASS II BACKFILL AND SUBBASE

0.02'/ FT.0.02'/ FT.

0.02'/ FT.

2" MIN.
UNDERCUT
(TYP.)

3" TOPSOIL ON
DISTURBED AREAS
(TYP.)

0.5' ABOVE
  CENTERLINE

50' @ 1.0%

3.3'
MIN.

16.0' TO C/L OF UNDERDRAIN
(BOTH SIDES TYP.)

6" COMPACTED
22-A GRAVEL

0.5' ABOVE
  CENTERLINE

PROP.
WATERMAIN

STORM SEWER (WHERE REQUIRED)6" MIN. PERFORATED
GEOTEXTILE WRAPPED
UNDERDRAIN. (TYP.)

5'-
9"

 M
IN

.

33' (66' ROW)

26.0' (HYDRANT AND UTILITY POLE)

2.0'

0.26' CROWN (TYP.)

22.0'  
 (RESIDENTIAL SUB. STREETS)

8.0'

SA
NI

TA
RY

 S
EW

ER

MIN. WIDTH OF TRENCH TO BE
OUTSIDE DIA. OF PIPE PLUS 12"

1 1/2" 165#/SQ.YD. BIT. MIX. 13A LEVELING COURSE
1 1/2" 165#/SQ.YD. BIT. MIX. 13A TOP COURSE2.0'

1.25' MIN. CLASS II

2.0
' S

UM
P

2.5' MIN.

TRENCH WIDTH= DIA. X 2

GRANULAR MATERIAL

CATCH BASIN

33' (66' ROW)

BIT VALLEY GUTTER

0.51'

0.25'

OTTAWA COUNTY ROAD COMMISSION & PRIVATE ROAD (WHERE NOTED)
TYPICAL RESIDENTIAL SECTION WITH BITUMINOUS CURB & INFRASTRUCTURE LOCATION PROFILE
N.T.S.

SOUTH & WEST SIDE NORTH & EAST SIDE

NOTES:

(1)MIN. GRADE SHALL BE 0.6%

(2)STORM SEWERS SHALL BE CONSTRUCTED ALONG

CENTERLINE

(3)BACK OF CATCH BASIN CASTINGS SHALL BE SET AT

14.5' FROM CENTERLINE

(4)BACK OF CATCH BASIN IN INTERSECTION RADII

SHALL BE IN 6" FROM OUTSIDE EDGE OF

BITUMINOUS SURFACE

(5)TOP OF CASTING SHALL BE SET FLUSH W/ FINISH

GRAVEL GRADE. GRAVEL SHALL BE GRADED 10'

EITHER DIRECTION FROM CASTING TO ALLOW FOR

THICKNESS OF BITUMINOUS SURFACE

(6)THIS STREET SECTION SHALL HAVE A SPRING

WEIGHT REDUCTION OF 35%.

(7)THE TOP OF THE BITUMINOUS SURFACE WILL BE

BUILT TO A MINIMUM OF 3' ABOVE THE HIGH

WATER TABLE.

PHASE NO. 1
CONST. SCHEDULE      2016

JAN FEB MAR APR MAY JUN JUL AUG SEP OCT

PLACE SILT FENCE & OTHER S.E.S.C. MEASURES

STRIP & STOCKPILE TOPSOIL

ROUGH GRADE SITE

CONSTRUCT SANITARY SEWER

CONSTRUCT STORM SEWER

CONSTRUCT WATERMAIN
INSTALL NAT. GAS, ELECTRIC, & TELECOMMUNICATIONS

FINISH GRADE SITE

PAVE ROADWAYS

RESPREAD TOPSOIL/COMPACTION

SEED DISTURBED AREAS

SITE RESTORATION/CLEAN UP

RICHARD A.
PULASKI

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
52618

17.0' GRAVEL

17.0' GRAVEL

15.0' BIT. SURFACE

15.0' BIT. SURFACE

13.0'
(11' PRVT RD)

13.0'

EMERGENCY AND
CONSTRUCTION ACCESS CROSS-SECTION
N.T.S.

COMPACTED GRAVEL ROAD BED
SAND BASE

0.02'/ FT.0.02'/ FT.

16.0'

1' 5'
5' 1'

10'
PVT. UTILITY

ESMT.

10'
PVT. UTILITY

ESMT.

BURIED PRIVATE "DRY"
UTILITIES (CABLE, GAS,
ELECTRIC, PHONE)BURIED PRIVATE "DRY"

UTILITIES (CABLE, GAS,
ELECTRIC, PHONE)

PROP. CONC. SIDEWALK
(WHERE APPLICABLE)PROP. CONC. SIDEWALK

(WHERE APPLICABLE)

EX. ROSS COUNTY DRAIN
50' EASEMENT

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE STRIP

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

20' DRAINAGE EASEMENT
TO STONEWATER
DRAINAGE DISTRICT, TYP.

10' EASEMENT FOR
PRIVATE UTILITIES, TYP.

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

PHASE NO. 1

MANCHESTER DR.

RIVERTON AVENUEEMERSON ROAD

WESTOVER ROAD

NEWBRIDGE AVE.(PVT)

N
O

R
W

A
LK

 S
TR

EE
T

ELLSWORTH AVE.(PVT)
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N
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 S
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PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

ESMT. TO ROSS COUNTY DRAIN
(OBTAINED JULY 2015)

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION

70-07-14-100-011
SCHMIDT KYLE B

70-07-14-100-012
DIAZ JUVENCIO

70-07-14-100-013
SCHMIDT CLARENCE

H-LOIS TRUST

70-07-14-100-014
GREEN STEVEN

J-DARLENE L

70-07-14-200-022
NADEAU

KIP-SANDY

70-07-14-200-023
KERRIDGE FRANCES

TRUST

70-07-14-300-003
PARCHERT CHARLES

E-MARYBETH

70-07-14-300-002
PARCHERT ANNE

TRUST

70-07-14-100-002
BOLGER LORETTA J

70-07-14-100-009
SCHMIDT

MARK-MITCHEL-CHARLES

70-07-11-300-007
CHITTENDEN DWIGHT -

JANINE

70-07-11-300-006
REGELIN THOMAS

EX. POND TO BE
REMOVED (FILLED)

40' ESMT. FOR
PUBLIC UTILITIES

REMOVE AND REPLACE
BIT. FOR SAN. SEWER

CONNECTION

PROP. STREET LIGHTS, TYP.
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STORMWATER
DETENTION BASIN

73,962 s.f.
(1.7 ac)

(7.71 ac.ft.)

141
13,000.00 s.f.

(0.3 ac)

142
13,000.00 s.f.

(0.3 ac)

143
13,000.00 s.f.

(0.3 ac)

144
13,000.00 s.f.

(0.3 ac)

145
13,000.00 s.f.

(0.3 ac)

146
13,000.00 s.f.

(0.3 ac)

147
13,000.00 s.f.

(0.3 ac)

148
13,000.00 s.f.

(0.3 ac)

149
13,000.00 s.f.

(0.3 ac)

150
13,000.00 s.f.

(0.3 ac)

151
13,000.00 s.f.

(0.3 ac)

152
13,000.00 s.f.

(0.3 ac)

153
13,000.00 s.f.

(0.3 ac)

154
13,000.00 s.f.

(0.3 ac)

155
13,000.00 s.f.

(0.3 ac)

156
13,000.00 s.f.

(0.3 ac)

157
13,000.00 s.f.

(0.3 ac)

158
13,000.00 s.f.

(0.3 ac)

159
13,000.00 s.f.

(0.3 ac)

160
13,000.00 s.f.

(0.3 ac)

161
13,219.26 s.f.

(0.3 ac)

102
14,203.50 s.f.

(0.3 ac)

103
13,000.00 s.f.

(0.3 ac)

104
13,000.00 s.f.

(0.3 ac)

105
13,000.00 s.f.

(0.3 ac)

106
13,000.00 s.f.

(0.3 ac)

107
13,000.00 s.f.

(0.3 ac)

108
13,000.00 s.f.

(0.3 ac)

109
13,000.00 s.f.

(0.3 ac)

110
13,000.00 s.f.

(0.3 ac)

111
13,000.00 s.f.

(0.3 ac)

112
13,000.00 s.f.

(0.3 ac)

113
13,000.00 s.f.

(0.3 ac)

115
13,000.00 s.f.

(0.3 ac)

114
13,000.00 s.f.

(0.3 ac)

116
13,000.00 s.f.

(0.3 ac)

117
13,000.00 s.f.

(0.3 ac)

118
13,000.00 s.f.

(0.3 ac)

119
13,000.00 s.f.

(0.3 ac)

120
13,000.00 s.f.

(0.3 ac)

121
13,000.00 s.f.

(0.3 ac)

122
13,000.00 s.f.

(0.3 ac)

81
13,000.00 s.f.

(0.3 ac)

82
13,000.00 s.f.

(0.3 ac)

83
13,000.00 s.f.

(0.3 ac)

84
13,000.00 s.f.

(0.3 ac)

85
13,000.00 s.f.

(0.3 ac)

86
13,000.00 s.f.

(0.3 ac)

87
13,000.00 s.f.

(0.3 ac)

88
13,000.00 s.f.

(0.3 ac)

89
13,000.00 s.f.

(0.3 ac)

90
13,000.00 s.f.

(0.3 ac)

91
13,000.00 s.f.

(0.3 ac)

92
13,000.00 s.f.

(0.3 ac)

93
13,000.00 s.f.

(0.3 ac)

94
13,000.00 s.f.

(0.3 ac)

95
13,000.00 s.f.

(0.3 ac)

96
13,000.00 s.f.

(0.3 ac)

97
13,000.00 s.f.

(0.3 ac)

98
13,000.00 s.f.

(0.3 ac)

99
13,000.00 s.f.

(0.3 ac)

100
13,000.00 s.f.

(0.3 ac)

101
13,764.98 s.f.

(0.3 ac)

18
13,202.55 s.f.

(0.3 ac)

17
13,000.00 s.f.

(0.3 ac)

16
13,000.00 s.f.

(0.3 ac)

15
13,000.00 s.f.

(0.3 ac)

14
13,000.00 s.f.

(0.3 ac)

13
13,000.00 s.f.

(0.3 ac)

12
13,000.00 s.f.

(0.3 ac)

11
13,071.42 s.f.

(0.3 ac)

10
13,053.14 s.f.

(0.3 ac)
9

13,695.11 s.f.
(0.3 ac)

8
13,675.90 s.f.

(0.3 ac)

7
13,683.99 s.f.

(0.3 ac)

6
13,692.09 s.f.

(0.3 ac)

5
13,700.19 s.f.

(0.3 ac)

4
13,708.29 s.f.

(0.3 ac)

3
13,716.39 s.f.

(0.3 ac)

2
13,724.49 s.f.

(0.3 ac)

1
13,732.58 s.f.

(0.3 ac)

163
13,000.00 s.f.

(0.3 ac)

164
13,000.00 s.f.

(0.3 ac)

165
13,000.00 s.f.

(0.3 ac)

166
13,000.00 s.f.

(0.3 ac)

167
14,031.76 s.f.

(0.3 ac)

77
13,550.39 s.f.

(0.3 ac)

50
15,291.70 s.f.

(0.4 ac)

58
13,040.00 s.f.

(0.3 ac)

57
13,040.00 s.f.

(0.3 ac)

56
13,040.00 s.f.

(0.3 ac)

55
13,040.00 s.f.

(0.3 ac)

54
13,040.00 s.f.

(0.3 ac)

53
14,462.48 s.f.

(0.3 ac)

76
13,490.25 s.f.

(0.3 ac)

75
13,284.00 s.f.

(0.3 ac)

169
13,272.34 s.f.

(0.3 ac) 170
13,193.41 s.f.

(0.3 ac)

171
35,470.55 s.f.

(0.8 ac)

162
23,924.39 s.f.

(0.5 ac)

74
13,122.00 s.f.

(0.3 ac)

73
13,015.91 s.f.

(0.3 ac)61
19,773.90 s.f.

(0.5 ac)

62
19,834.49 s.f.

(0.5 ac)

44
13,000.00 s.f.

(0.3 ac)

59
13,040.00 s.f.

(0.3 ac)

71
13,386.81 s.f.

(0.3 ac)

138
13,000.00 s.f.

(0.3 ac)

139
13,000.00 s.f.

(0.3 ac)

140
13,000.00 s.f.

(0.3 ac)

124
16,045.41 s.f.

(0.4 ac)

123
13,000.00 s.f.

(0.3 ac)

79
16,454.59 s.f.

(0.4 ac)

80
13,000.00 s.f.

(0.3 ac)

72
13,808.61 s.f.

(0.3 ac)

70
13,202.55 s.f.

(0.3 ac)

69
13,000.00 s.f.

(0.3 ac)

49
13,000.00 s.f.

(0.3 ac)

48
13,000.00 s.f.

(0.3 ac)

47
13,000.00 s.f.

(0.3 ac)

46
13,000.00 s.f.

(0.3 ac)

45
13,000.00 s.f.

(0.3 ac)

38
13,378.23 s.f.

(0.3 ac)

37
13,000.00 s.f.

(0.3 ac)

36
13,000.00 s.f.

(0.3 ac)

35
13,000.00 s.f.

(0.3 ac)

34
13,000.00 s.f.

(0.3 ac)

33
13,000.00 s.f.

(0.3 ac) 32
13,000.00 s.f.

(0.3 ac)

31
13,000.00 s.f.

(0.3 ac)

30
13,000.00 s.f.

(0.3 ac)

29
13,000.00 s.f.

(0.3 ac)

28
13,000.00 s.f.

(0.3 ac)

27
13,000.00 s.f.

(0.3 ac)

26
13,000.00 s.f.

(0.3 ac)

25
13,000.00 s.f.

(0.3 ac)

24
13,000.00 s.f.

(0.3 ac)

23
13,000.00 s.f.

(0.3 ac)

22
13,000.00 s.f.

(0.3 ac)

21
13,000.00 s.f.

(0.3 ac)
20

13,000.00 s.f.
(0.3 ac)

19
13,202.55 s.f.

(0.3 ac)

168
13,155.78 s.f.

(0.3 ac)

131
13,000.00 s.f.

(0.3 ac)

130
13,000.00 s.f.

(0.3 ac)

129
13,000.00 s.f.

(0.3 ac)

128
13,000.00 s.f.

(0.3 ac)

127
13,000.00 s.f.

(0.3 ac)

126
13,000.00 s.f.

(0.3 ac)

125
13,000.00 s.f.

(0.3 ac)

Park

8,346.97 s.f.

(0.2 ac)

51
13,299.36 s.f.

(0.3 ac)

52
13,235.58 s.f.

(0.3 ac)

67
13,143.30 s.f.

(0.3 ac)

78
13,098.12 s.f.

(0.3 ac)

68
13,159.98 s.f.

(0.3 ac)

136
14,885.17 s.f.

(0.3 ac)

137
13,321.42 s.f.

(0.3 ac)

135
13,001.56 s.f.

(0.3 ac)

134
13,001.56 s.f.

(0.3 ac)

133
13,001.56 s.f.

(0.3 ac)

132
13,176.05 s.f.

(0.3 ac)

60
16,806.24 s.f.

(0.4 ac)

63
13,040.00 s.f.

(0.3 ac)

64
15,380.55 s.f.

(0.4 ac)

65
14,438.15 s.f.

(0.3 ac)

66
14,281.56 s.f.

(0.3 ac)

39
15,284.45 s.f.

(0.4 ac)

40
13,000.00 s.f.

(0.3 ac)

41
19,414.18 s.f.

(0.4 ac)

42
19,474.66 s.f.

(0.4 ac)

43
17,002.18 s.f.

(0.4 ac)
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ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

LI
N

C
O

LN
 S

T.

GENERAL NOTES
1) R-2 ZONING REQUIREMENTS

A) MINIMUM LOT AREA = 13,000 SQ.FT.
B) MINIMUM LOT WIDTH = 80 FT.

2) TOTAL NUMBER OF UNITS = 171
3) STORMWATER DETENTION BASIN

A) BASIN BOTTOM (AND NORMAL WATER LEVEL) = 606.5
B) 100 YEAR HIGH WATER ELEVATION = 612.2
C) AREA OF 100 YEAR DETENTION = 73,962 SQ.FT.

RICHARD A.
PULASKI

ENGINEER
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EX. ROSS COUNTY DRAIN
50' EASEMENT ESMT. TO ROSS COUNTY DRAIN

(OBTAINED JULY 2015)

RATIONAL COEFFICIENT FOR
DETENTION BASIN VOLUME DETERMINATION

DETENTION BASIN DESIGN
SPREADSHEET - CHICAGO ROUTING METHOD

STORMWATER DETENTION BASIN 
CONTOUR AREAS AND VOLUMES PROVIDED

SCALE: 1" = 100'

0' 50' 100' 200'
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EX. SAN. MH.

INV. = 593.6±

EX
. 1

2"
 W

M.

PARK
71,781.58 s.f.

(1.6 ac)

PARK
158,789.53 s.f.

(3.7 ac)

178

180179

177

142 141

32
10,500.00 s.f.

(0.2 ac)

33
10,505.57 s.f.

(0.2 ac)

15
14,548.63 s.f.

(0.3 ac)

13
13,657.47 s.f.

(0.3 ac)

11
11,744.36 s.f.

(0.3 ac)

69
15,494.56 s.f.

(0.4 ac)

34
10,948.94 s.f.

(0.3 ac)

35
12,676.28 s.f.

(0.3 ac)
36

15,372.38 s.f.
(0.4 ac)

37
13,224.27 s.f.

(0.3 ac)
118

11,186.33 s.f.
(0.3 ac)

117
10,524.94 s.f.

(0.2 ac)

116
10,500.00 s.f.

(0.2 ac)

99
10,127.19 s.f.

(0.2 ac)

38
13,177.51 s.f.

(0.3 ac)

39
12,825.00 s.f.

(0.3 ac)

12
12,101.49 s.f.

(0.3 ac)

19
12,194.75 s.f.

(0.3 ac)

60
9,987.02 s.f.

(0.2 ac)

61
10,386.26 s.f.

(0.2 ac)

62
10,361.99 s.f.

(0.2 ac)

63
10,066.75 s.f.

(0.2 ac)

64
8,665.07 s.f.

(0.2 ac)

65
8,104.46 s.f.

(0.2 ac)

70
12,795.51 s.f.

(0.3 ac)

71
10,788.99 s.f.

(0.2 ac)

72
10,171.62 s.f.

(0.2 ac)

43
13,015.67 s.f.

(0.3 ac)

42
12,706.08 s.f.

(0.3 ac)

41
11,523.43 s.f.

(0.3 ac)

10
10,909.02 s.f.

(0.3 ac)

66
9,488.90 s.f.

(0.2 ac)

67
11,673.85 s.f.

(0.3 ac)

68
13,361.23 s.f.

(0.3 ac)

73
21,360.03 s.f.

(0.5 ac)

22
10,500.00 s.f.

(0.2 ac)

23
10,500.00 s.f.

(0.2 ac)

24
10,500.00 s.f.

(0.2 ac)

25
10,500.00 s.f.

(0.2 ac)

26
10,551.19 s.f.

(0.2 ac)

27
11,370.38 s.f.

(0.3 ac)
28

13,618.17 s.f.
(0.3 ac) 29

17,570.15 s.f.
(0.4 ac)

31
22,829.44 s.f.

(0.5 ac)

30
21,777.77 s.f.

(0.5 ac)

109
19,980.96 s.f.

(0.5 ac)

9
11,015.44 s.f.

(0.3 ac)

8
10,166.54 s.f.

(0.2 ac)

7
9,554.81 s.f.

(0.2 ac)
6

10,303.18 s.f.
(0.2 ac)

5
9,849.25 s.f.

(0.2 ac)

4
10,225.55 s.f.

(0.2 ac)

40
13,705.35 s.f.

(0.3 ac)

50
12,293.26 s.f.

(0.3 ac)

POND #1
191,879.08 s.f.

(4.4 ac)

1
10,322.84 s.f.

(0.2 ac)

3
11,015.28 s.f.

(0.3 ac)

14
14,573.17 s.f.

(0.3 ac)

18
13,742.41 s.f.

(0.3 ac)

59
14,120.41 s.f.

(0.3 ac)

58
12,440.23 s.f.

(0.3 ac)

57
12,803.94 s.f.

(0.3 ac)

56
12,703.19 s.f.

(0.3 ac)

55
12,674.55 s.f.

(0.3 ac)

16
12,968.54 s.f.

(0.3 ac)

88
11,524.90 s.f.

(0.3 ac)

86
10,125.00 s.f.

(0.2 ac)

115
10,500.00 s.f.

(0.2 ac)

114
10,500.00 s.f.

(0.2 ac)

113
10,500.00 s.f.

(0.2 ac)

104
10,377.30 s.f.

(0.2 ac)

105
10,379.94 s.f.

(0.2 ac)

103
10,384.47 s.f.

(0.2 ac)

102
10,386.74 s.f.

(0.2 ac)

101
10,389.02 s.f.

(0.2 ac)

100
10,391.30 s.f.

(0.2 ac)

TOT LOT
8,196.79 s.f.

(0.2 ac)

95
10,812.24 s.f.

(0.2 ac)

98
10,804.77 s.f.

(0.2 ac)

97
10,807.08 s.f.

(0.2 ac)

96
10,809.61 s.f.

(0.2 ac)

94
10,814.36 s.f.

(0.2 ac)

93
10,816.99 s.f.

(0.2 ac)

85
10,125.00 s.f.

(0.2 ac)

84
10,125.00 s.f.

(0.2 ac)

83
10,125.00 s.f.

(0.2 ac)

82
10,125.00 s.f.

(0.2 ac)

81
10,125.00 s.f.

(0.2 ac)

OPEN SPACE
18,098.41 s.f.

(0.4 ac)

77
10,500.00 s.f.

(0.2 ac)

78
10,726.15 s.f.

(0.2 ac)

79
12,066.47 s.f.

(0.3 ac)

80
14,890.20 s.f.

(0.3 ac) 74
12,266.74 s.f.

(0.3 ac)

75
10,788.45 s.f.

(0.2 ac)
76

10,500.25 s.f.
(0.2 ac)

106
12,806.57 s.f.

(0.3 ac)

92
12,577.84 s.f.

(0.3 ac)
91

12,600.06 s.f.
(0.3 ac)

108
17,549.82 s.f.

(0.4 ac)

107
13,412.31 s.f.

(0.3 ac)

87
10,006.62 s.f.

(0.2 ac)

110
11,813.40 s.f.

(0.3 ac)

111
10,500.00 s.f.

(0.2 ac)

112
10,500.00 s.f.

(0.2 ac)

45
11,579.47 s.f.

(0.3 ac)

44
12,957.96 s.f.

(0.3 ac)

46
11,952.42 s.f.

(0.3 ac)

47
12,062.09 s.f.

(0.3 ac)

48
12,016.82 s.f.

(0.3 ac)

54
11,155.03 s.f.

(0.3 ac)

53
11,759.97 s.f.

(0.3 ac)

52
13,166.03 s.f.

(0.3 ac)

51
12,541.07 s.f.

(0.3 ac)

49
12,770.51 s.f.

(0.3 ac)

89
14,852.03 s.f.

(0.3 ac)

90
15,112.73 s.f.

(0.3 ac)

POND #2
174,018.44 s.f.

(4.0 ac)

OPEN SPACE
73,752.25 s.f.

(1.7 ac)

2
11,272.07 s.f.

(0.3 ac)17
13,479.05 s.f.

(0.3 ac)

20
12,600.00 s.f.

(0.3 ac) 21
12,599.24 s.f.

(0.3 ac)
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OPEN SPACE CALCULATIONS

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.

UNCREDITED OPEN SPACE

CREDITED OPEN SPACE

LEGEND

40'

RICHARD A.
PULASKI

ENGINEER

ST

ATE OF MICHIGAN

LIC
E

N
SED

PROFESSIONAL ENG
IN

E
E

R

No.
52618

OPEN SPACE AREA G
TOTAL O.S. = 8,196.76 SF.
CREDITED O.S. = 8,196.76 SF.

OPEN SPACE AREA F
TOTAL O.S. = 71,781.58 SF.
CREDITED O.S. = 71,781.58 SF.

OPEN SPACE AREA E
TOTAL O.S. = 158,789.53 SF.
CREDITED O.S. = 141,675.54 SF.

OPEN SPACE AREA D
TOTAL O.S. = 191,879.08 SF.
CREDITED O.S. = 117,917.00 SF.
STM. WTR. DET.= 73,962.00 SF.

OPEN SPACE AREA B
TOTAL O.S. = 247,770.69 SF.
CREDITED O.S. = 245,174.61 SF.

OPEN SPACE AREA A
TOTAL O.S. = 18,098.41 SF.
CREDITED O.S. = 13,345.55 SF.

OPEN SPACE AREA C
TOTAL O.S. = 4,639.19 SF.
CREDITED O.S. = 0 SF.

AREA TOTAL O.S. (SF) CREDITED O.S. (SF) STM. WTR. (SF)
A 18,098.41 13,345.55 0.00
B 247,770.69 245,174.61 0.00
C 4,639.19 0.00 0.00
D 191,879.08 117,917.00 73962.00
E 158,789.53 141,675.54 0.00
F 71,781.58 71,781.58 0.00
G 8,196.76 8,196.76 0.00

GRAND TOTAL (SF) 701,155.24 598,091.04 73962.00
GRAND TOTAL (AC) 16.10 13.73 1.70

NOTE:
CREDITED OPEN SPACE IS CALCULATED AS FOLLOWS:
TOTAL OPEN SPACE, AREA D:    191,879 SF.
REQUIRED LAND AREA FOR DETENTION:  - 73,962 SF.
CREDITED QUALIFIED OPEN SPACE = 117,917 SF.

EX. ROSS COUNTY DRAIN
50' EASEMENT

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE STRIP

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

20' DRAINAGE EASEMENT
TO STONEWATER
DRAINAGE DISTRICT, TYP.

10' EASEMENT FOR
PRIVATE UTILITIES, TYP.

REVERSIONARY
ESMT. TO O.C.R.C.

10' MAINTENANCE
STRIP TO O.C.R.C.

PHASE NO. 1

MANCHESTER DR.

RIVERTON AVENUEEMERSON ROAD

WESTOVER ROAD

NEWBRIDGE AVE.(PVT)

N
O

R
W

A
LK

 S
TR

EE
T

ELLSWORTH AVE.(PVT)
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N

C
O
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 S

T.

PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

ESMT. TO ROSS COUNTY DRAIN
(OBTAINED JULY 2015)

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION

70-07-14-100-011
SCHMIDT KYLE B

70-07-14-100-012
DIAZ JUVENCIO

70-07-14-100-013
SCHMIDT CLARENCE

H-LOIS TRUST

70-07-14-100-014
GREEN STEVEN

J-DARLENE L

70-07-14-200-022
NADEAU

KIP-SANDY

70-07-14-200-023
KERRIDGE FRANCES

TRUST

70-07-14-300-003
PARCHERT CHARLES

E-MARYBETH

70-07-14-300-002
PARCHERT ANNE

TRUST

70-07-14-100-002
BOLGER LORETTA J

70-07-14-100-009
SCHMIDT

MARK-MITCHEL-CHARLES

70-07-11-300-007
CHITTENDEN DWIGHT -

JANINE

70-07-11-300-006
REGELIN THOMAS

EX. POND TO BE REMOVED

REMOVE AND REPLACE
BIT. FOR SAN. SEWER
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EX. SAN. MH.

INV. = 593.6±

EX
. 1

2"
 W

M.

PARK
71,781.58 s.f.

(1.6 ac)

PARK
158,789.53 s.f.

(3.7 ac)

178

180179

177

142 141

32
10,500.00 s.f.

(0.2 ac)

33
10,505.57 s.f.

(0.2 ac)

15
14,548.63 s.f.

(0.3 ac)

13
13,657.47 s.f.

(0.3 ac)

11
11,744.36 s.f.

(0.3 ac)

69
15,494.56 s.f.

(0.4 ac)

34
10,948.94 s.f.

(0.3 ac)

35
12,676.28 s.f.

(0.3 ac)
36

15,372.38 s.f.
(0.4 ac)

37
13,224.27 s.f.

(0.3 ac)
118

11,186.33 s.f.
(0.3 ac)

117
10,524.94 s.f.

(0.2 ac)

116
10,500.00 s.f.

(0.2 ac)

99
10,127.19 s.f.

(0.2 ac)

38
13,177.51 s.f.

(0.3 ac)

39
12,825.00 s.f.

(0.3 ac)

12
12,101.49 s.f.

(0.3 ac)

19
12,194.75 s.f.

(0.3 ac)

60
9,987.02 s.f.

(0.2 ac)

61
10,386.26 s.f.

(0.2 ac)

62
10,361.99 s.f.

(0.2 ac)

63
10,066.75 s.f.

(0.2 ac)

64
8,665.07 s.f.

(0.2 ac)

65
8,104.46 s.f.

(0.2 ac)

70
12,795.51 s.f.

(0.3 ac)

71
10,788.99 s.f.

(0.2 ac)

72
10,171.62 s.f.

(0.2 ac)

43
13,015.67 s.f.

(0.3 ac)

42
12,706.08 s.f.

(0.3 ac)

41
11,523.43 s.f.

(0.3 ac)

10
10,909.02 s.f.

(0.3 ac)

66
9,488.90 s.f.

(0.2 ac)

67
11,673.85 s.f.

(0.3 ac)

68
13,361.23 s.f.

(0.3 ac)

73
21,360.03 s.f.

(0.5 ac)

22
10,500.00 s.f.

(0.2 ac)

23
10,500.00 s.f.

(0.2 ac)

24
10,500.00 s.f.

(0.2 ac)

25
10,500.00 s.f.

(0.2 ac)

26
10,551.19 s.f.

(0.2 ac)

27
11,370.38 s.f.

(0.3 ac)
28

13,618.17 s.f.
(0.3 ac) 29

17,570.15 s.f.
(0.4 ac)

31
22,829.44 s.f.

(0.5 ac)

30
21,777.77 s.f.

(0.5 ac)

109
19,980.96 s.f.

(0.5 ac)

9
11,015.44 s.f.

(0.3 ac)

8
10,166.54 s.f.

(0.2 ac)

7
9,554.81 s.f.

(0.2 ac)
6

10,303.18 s.f.
(0.2 ac)

5
9,849.25 s.f.

(0.2 ac)

4
10,225.55 s.f.

(0.2 ac)

40
13,705.35 s.f.

(0.3 ac)

50
12,293.26 s.f.

(0.3 ac)

POND #1
191,879.08 s.f.

(4.4 ac)

1
10,322.84 s.f.

(0.2 ac)

3
11,015.28 s.f.

(0.3 ac)

14
14,573.17 s.f.

(0.3 ac)

18
13,742.41 s.f.

(0.3 ac)

59
14,120.41 s.f.

(0.3 ac)

58
12,440.23 s.f.

(0.3 ac)

57
12,803.94 s.f.

(0.3 ac)

56
12,703.19 s.f.

(0.3 ac)

55
12,674.55 s.f.

(0.3 ac)

16
12,968.54 s.f.

(0.3 ac)

88
11,524.90 s.f.

(0.3 ac)

86
10,125.00 s.f.

(0.2 ac)

115
10,500.00 s.f.

(0.2 ac)

114
10,500.00 s.f.

(0.2 ac)

113
10,500.00 s.f.

(0.2 ac)

104
10,377.30 s.f.

(0.2 ac)

105
10,379.94 s.f.

(0.2 ac)

103
10,384.47 s.f.

(0.2 ac)

102
10,386.74 s.f.

(0.2 ac)

101
10,389.02 s.f.

(0.2 ac)

100
10,391.30 s.f.

(0.2 ac)

TOT LOT
8,196.79 s.f.

(0.2 ac)

95
10,812.24 s.f.

(0.2 ac)

98
10,804.77 s.f.

(0.2 ac)

97
10,807.08 s.f.

(0.2 ac)

96
10,809.61 s.f.

(0.2 ac)

94
10,814.36 s.f.

(0.2 ac)

93
10,816.99 s.f.

(0.2 ac)

85
10,125.00 s.f.

(0.2 ac)

84
10,125.00 s.f.

(0.2 ac)

83
10,125.00 s.f.

(0.2 ac)

82
10,125.00 s.f.

(0.2 ac)

81
10,125.00 s.f.

(0.2 ac)

OPEN SPACE
18,098.41 s.f.

(0.4 ac)

77
10,500.00 s.f.

(0.2 ac)

78
10,726.15 s.f.

(0.2 ac)

79
12,066.47 s.f.

(0.3 ac)

80
14,890.20 s.f.

(0.3 ac) 74
12,266.74 s.f.

(0.3 ac)

75
10,788.45 s.f.

(0.2 ac)
76

10,500.25 s.f.
(0.2 ac)

106
12,806.57 s.f.

(0.3 ac)

92
12,577.84 s.f.

(0.3 ac)
91

12,600.06 s.f.
(0.3 ac)

108
17,549.82 s.f.

(0.4 ac)

107
13,412.31 s.f.

(0.3 ac)

87
10,006.62 s.f.

(0.2 ac)

110
11,813.40 s.f.

(0.3 ac)

111
10,500.00 s.f.

(0.2 ac)

112
10,500.00 s.f.

(0.2 ac)

45
11,579.47 s.f.

(0.3 ac)

44
12,957.96 s.f.

(0.3 ac)

46
11,952.42 s.f.

(0.3 ac)

47
12,062.09 s.f.

(0.3 ac)

48
12,016.82 s.f.

(0.3 ac)

54
11,155.03 s.f.

(0.3 ac)

53
11,759.97 s.f.

(0.3 ac)

52
13,166.03 s.f.

(0.3 ac)

51
12,541.07 s.f.

(0.3 ac)

49
12,770.51 s.f.

(0.3 ac)

89
14,852.03 s.f.

(0.3 ac)

90
15,112.73 s.f.

(0.3 ac)

POND #2
174,018.44 s.f.

(4.0 ac)

OPEN SPACE
73,752.25 s.f.

(1.7 ac)

2
11,272.07 s.f.

(0.3 ac)17
13,479.05 s.f.

(0.3 ac)

20
12,600.00 s.f.

(0.3 ac) 21
12,599.24 s.f.

(0.3 ac)
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ENTRANCE LANDSCAPE
SEE SHEET L-103

COMMON AREA LANDSCAPE
SEE SHEET L-102

TOT LOT
SEE SHEET L-102

CONDO
ENTRANCE LANDSCAPE
SEE SHEET L-102

KATERBERG  VERHAGE
3717 Michigan NE

Grand Rapids, Michigan 49525
616.949.3030

www.katerbergverhage.com

Landscapes for Life

LANDSCAPE PLANS & DESIGN BY:

4 COLORADO SPRUCE
6-8'

2 SWISS STONE PINE
6-8'

2 SWISS STONE PINE
6-8'

2 SWISS STONE PINE
6-8'

3 COLORADO SPRUCE
6-8'

2 GINKGO 3" CALIPER

EX. KOLBERG
COUNTY DRAIN

ZONED AG

ZONED R-R

ZONED RP
(VACANT)

ZONED
RP

ZONED
AG

ZONED AG
(VACANT)

EX. KOLBERG
COUNTY DRAIN

PHASE NO. 1

MANCHESTER DR.

RIVERTON AVENUEEMERSON ROAD

WESTOVER ROAD

NEWBRIDGE AVE.(PVT)

N
O

R
W

A
LK

 S
TR

EE
T

ELLSWORTH AVE.(PVT)

LI
N

C
O
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 S

T.

PHASE NO. 2
PHASE NO. 7

PHASE NO. 5

PHASE NO. 9

PHASE NO. 8

PHASE NO. 6

PHASE NO. 3 PHASE NO. 4

OPEN
SPACE

OPEN SPACE

EXISTING
CUTTER PARK
SUBDIVISION
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6  OF  7SCALE: 1" = 20'

0' 10' 20' 40'

8 COLORADO SPRUCE 6-8'

4 LIRIODENDRON TULIPIFERA 3" CALIPER

CONCRETE WALKS WITH BENCHES

PLAY STRUCTURE
WITH PLAYGROUND MULCH

3.5' TALL BLACK ALUMINUM FENCE (SEE DETAIL THIS SHEET)

24 MISC. PERENNIALS
#1 CONT.

FIELDSTONE ACCENT
BOULDERS

BOULDER SIGN-SINGLE SIDED
(SEE DETAIL THIS SHEET)

11 PINK KNOCKOUT
ROSE #2 CONT.

11 DWARF FOUNTAIN
GRASS #2 CONT.

3 MARIESI VIBURNUM
30-36"

DWARF SERBIAN
SPRUCE 30"

CRABAPPLE PURPLE PRINCE
10-12' CLUMP

3 DAWN REDWOOD
7-8'

1 LIRIODENDRON TULIPIFERA 3" CALIPER

3 SWISS STONE PINE 6-8'

2 AMERICAN HORNBEAM
3" CALIPER

1 SPRING SNOW
CRABAPPLE 3" CALIPER

5 DWARF FOUNTAIN
GRASS #2 CONT.

4 PINK KNOCKOUT ROSE
#2 CONT.

FIELDSTONE ACCENT BOULDERS

18 MISC. PERENNIALS
#1 CONT.

1 SPRING SNOW
CRABAPPLE 3" CALIPER

5 DWARF FOUNTAIN
GRASS #2 CONT.

4 PINK KNOCKOUT ROSE
#2 CONT.

FIELDSTONE ACCENT BOULDERS

18 MISC. PERENNIALS
#1 CONT.

2 DAWN REDWOOD 7-8'

2 AMERICAN HORNBEAM
3" CALIPER

NOTE:
ALL BEDS TO RECIEVE NATURAL
SHREDDED HARDWOOD
BARKMLUCH AND ALUINUM BED
EDGING

5 ALASKAN CYPRESS 6-8'

3 SWISS STONE PINE 6-8'

GINKGO 3" CALIPER

2 PURPLE PRINCE CRABAPPLE
10-12' CLUMP

4 VIBURNUM MARIESI
30-36"

12 DWARF FOUNTAIN GRASS
#2 CONT

15 PINK KNOCKOUT ROSE
#2 CONT

28 MISC. PERENNIALS #1 CONT

3 RIVER BIRCH (SINGLE STEM)
3" CALIPER

CONCRETE WALKS

PAVILION (SEE DETAIL
THIS SHEET)

KATERBERG  VERHAGE
3717 Michigan NE

Grand Rapids, Michigan 49525
616.949.3030

www.katerbergverhage.com

Landscapes for Life

LANDSCAPE PLANS & DESIGN BY:

TOT LOT
1" = 20'

COMMON AREA
1" = 20'

CONDOMINIUM ENTRANCE
1" = 20'

PAVILION DETAIL
SCALE: AS SHOWN

SIGN DETAIL
AT CONDO ENTRANCE
N.T.S.

FENCE DETAIL
N.T.S.

NORWALK STREET
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20.5'
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SCALE: 1" = 20'

0' 10' 20' 40'

KATERBERG  VERHAGE
3717 Michigan NE

Grand Rapids, Michigan 49525
616.949.3030

www.katerbergverhage.com

Landscapes for Life

LINCOLN STREET

LARGE BOULDER ENTRY
SIGN (2 SIDED)

SEE DETAIL THIS PAGE

3 CRABAPPLE PURPLE
PRINCE CRABAPPLE

10-12' CLUMP

3 BLACK HILLS SPRUCE 8-9'

8 BROADMOOR JUNIPER
#5 CONT

16 DWARF FOUNTAIN GRASS
#2 CONT

20 PINK KNOCKOUT ROSE
#2 CONT

5 VIBURNUM
MARIESI 30-36"

25 MISC.
PERENNIALS #1

3 AUTUMN BLAZE
MAPLE 3" CALIPER

3 LIRIODENDRON
TULIPIFERA 3" CALIPER

3 PURPLE PRINCE CRABAPPLE
10-12' CLUMP

BOULDER GROUPING (NO SIGN)

8 MISC. PERENNIALS

4 BROADMOOR JUNIPER #5 CONT

8 PINK KNOCKOUT ROSE #2 CONT

12 DWARF FOUNTAIN GRASS #2 CONT

3 BLACK HILLS
SPRUCE 8-9'

3 AUTUMN BLAZE
MAPLE 3" CALIPER

LANDSCAPE BEDS TO HAVE 3" DEPTH SHREDDED HARDWOOD
MULCH, 1/8" X 4" ALUMINUM EDGING

3 AUTUMN BLAZE
MAPLE 3" CALIPER

LANDSCAPE PLANS & DESIGN BY:

TYPICAL SHRUB / PERENNIAL /
ORNAMENTAL GRASS PLANTING DETAIL
N.T.S.

TOPSOIL OR GOOD NATIVE SOIL THAT  HAS
BEEN AMENDED FOR PLANTING; (FREE  FROM
CLODS, ROCKS, STICKS, ETC.). PLACE SOIL IN 6
INCH LIFTS; LIGHTLY  TAMP AND WATER AFTER
EACH LIFT TO REMOVE AIR POCKETS.

FORM 2" SAUCER
(CONTINUOUS)

3" SHREDDED HARDWOOD MULCH

EXCAVATE PLANT WELL 1 1/2 TIMES  THE
SIZE OF THE CONTAINER;

2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL DECIDUOUS TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .

HE
IG

HT

SPREAD

MAIN ENTRANCE DETAIL
1" = 20'

SIGN DETAIL
N.T.S.

2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL EVERGREEN TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .

HE
IG

HT

SPREAD

15.5'

17
.5'

10
'

66'
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Community Development Memo 
 
 DATE:  February 11, 2016 
 
 TO:  Planning Commission 
 
 FROM: Stacey Fedewa, Planning & Zoning Official 
 

RE:  Speedway, North Star Commercial, and Alice Bottje PUD Application 
 
 
BACKGROUND 

 
In January 2015, Speedway, North Star Commercial, 
and Alice Bottje submitted a PUD application to 
develop a portion of the site on the NW corner of 
Hayes Street and 172nd Avenue. 
 
Included for review are the following documents: 

• Speedway Site Plans 

• Nederveld Site Plans 

• Elevation Drawings 

• Photometric Plan 

• Traffic Impact Analysis 

• Parking Study 

• Hayes Street Improvements and Striping Plan 
 
A public hearing was held for this application on July 6, 2015 and tabled to allow the developer’s 
time to address the Hayes Street improvements warranted by the Traffic Impact Analysis. Since that 
time conceptual approval has been granted by the OCRC and MDOT. 
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PROJECT DESCRIPTION 
 
The site will be developed in two phases.  
 
Phase I will be: 

• 4.365 Acres in size 

• 4,600 square foot Speedway Gas 
Station and Convenience Store 

o Operate 24 hours per day, 7 
days per week 

o No alcohol sales proposed at this time 

• Auto fueling canopy with seven pump islands (14 fueling stations) 

• Commercial fueling canopy with four pump islands (three fueling stations) 

• Outdoor seating area 

• Ancillary sales area (i.e., seasonal sales such as 
mulch) 
 

Phase II will be: 

• 4.25 Acres in size 

• Proposed future retail and commercial 
development 

• Development will be dependent on market 
demand 

• Will require a PUD Amendment application 
 
 
 
 

REQUESTED DEPARTURES 
  
As required by Section 17.03.3.D, the applicant is required to provide a list of departures from the 
Zoning Ordinance regulations. Per Attorney Bultje, the Planning Commission has discretion to 
approve departures for a PUD project.  
 
The departure requests were reviewed and discussed at the July 6th meeting, and the following 
findings were made: 
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Departure Request July 6, 2015 Findings 

Requesting 28 spaces. See parking 
study. 

The Commission finds the combination of the parking 
study provided by the applicant, plus the possibility of 
disrupting the sensitive landscape if certain spaces 
were deferred does meet the requirements set forth in 
Section 15A.10.10 of the Zoning Ordinance. 
Therefore the Planning Commission is able to justify 
the requested 28 parking spaces. 

Requesting each canopy has 16’6” of 
vertical clearance, plus 4’ roof height, 
which totals 20’6” in overall height. 
Lowering the roof height will impact the 
drive aisle due to the corbels on the 
canopy columns. 

The Commission finds the statement of purpose for 
the Overlay Zone (Section 15A.01) is to, “provide 
architectural and site design standards that are more 
demanding than required elsewhere in the Township 
in order to promote harmonious development and 
complement the natural characteristics in the western 
sections of the Township.” The spirit and emphasis of 
this Chapter is aesthetics, therefore, the Commission 
finds the corbels should be kept, which in turn justifies 
the request for the increased canopy height of 20’6”. 

The Commission requested the applicants considering 
decreasing the canopy roof depth to lower the overall 
height of the canopies, so the dormers on the main 
building are more visible. 

1. Requesting a 72 sq. ft. ground sign.  

2. Requesting a total height of 7’10”. 

3. Proposed sign location is setback 20 
ft from property line, and 32 ft from 
the road edge. Requested departure 
still meets the requirements of the 
Clear Vision Ordinance. 

The Commission finds the wetland location precluded 
the applicant from maximizing the signage that is 
permitted under Section 24.13 of the Zoning 
Ordinance. The requested size is commensurate with 
a freestanding sign, the proposed location is setback 
farther than required, and the request exceeds the 
requirements of the Clear Vision Ordinance. Based on 
these conditions, the Commission is able to justify the 
requested departure. 

1. Requesting the entire wall sign be a 
manual message board, rather than 
only 25%. Proposed signs are each 
40 square feet. A wall sign can 
encompass up to 10% of the total 
wall area (less windows and doors) 
— maximum size for a wall sign on 
front is 72 square feet and rear is 100 
square feet. 

The Commission finds the request to modify the wall 
sign/manual message board composition and justify a 
second message board for the rear wall is reasonable 
and is able to justify the request, so long as no other 
wall signs are permitted.  

Furthermore, the proposed configuration and design is 
significantly less than what is permitted by Chapter 24 
of the Zoning Ordinance. This justification will ensure 
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In the July 6th meeting minutes it was cited, “The Planning Commission notes that only verbal 
approval was given. No motions were made or adopted to recommend the Township Board approve 
the project and departures. Furthermore, the Township Board is the body granted authority to 
formally approve, or deny, the PUD and/or requested departures.” 
 

WAIVER REQUEST 
 
Lastly, the applicants are requesting the Planning Commission grant a waiver of Section 20.11.5, 
“all business, commercial, and industrial uses and structures shall be screened along the rear or 
interior lot line which is adjacent to another parcel zoned R-5 or higher. However, if the use (and all 
structures incident thereto) are setback at least 200 feet from the adjacent residentially zoned parcel, 
then the screening requirements of this Section may be waived as a condition of the site plan review 
by the Planning Commission, and such waiver shall end whenever the 200 foot setback is reduced 
by placement of other structures or uses therein.” Currently, there is over 1,000 feet between the 
northern boundary line of the PUD and the nearest structure. 
 

SAMPLE MOTIONS 
 
If the Planning Commission finds the Planned Unit Development meets the applicable standards, 
the following motion can be offered:  
 

Motion to recommend to the Township Board approval with conditions of the 
Speedway, North Star Commercial, and Alice Bottje Planned Unit Development. 
This is based on the application meeting the requirements and standards set forth 
by the Grand Haven Charter Township Zoning Ordinance and Master Plan. The 
motion is subject to, and incorporates, the following report. Approval shall be 
conditioned upon: 

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

2. The legal descriptions of the PUD boundaries shall be finalized, thus, 
permitting the finalization of the land division application. This includes the 
necessary title conveyances. 

3. The Declaration of Restrictions and Easements shall be reviewed, and 
approved by Township Attorney Bultje. The Developers shall submit a copy 

2. Requesting a total of 2 manual 
message boards. One facing the auto 
canopy fueling station. The second 
facing the commercial canopy 
fueling station. 

the aesthetics gained by the US-31 Overlay Zone are 
sustained because the three potential wall signs will 
not be allowed, and therefore, the building materials 
will remain visible. 
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of the document recorded at the Ottawa County Register of Deeds. No 
building permits shall be issued until the condition is met. 

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

5. The Developers shall enter into a Special Assessment Private Road 
Maintenance Agreement with the Township. The Agreement shall be 
reviewed and approved by the Township Board prior to the issuance of 
building permits. 

6. Applicants shall supply documentation that confirms the vegetation proposed 
to be planted in the wetland is appropriately rated (i.e., native vegetation 
suitable to thrive in a wetland environment). 

7. Exterior lighting (noted as S4 on the photometric plan) shall be fully recessed. 

8. Luminaire Numbers 11, 12, 13, 15, and 17 (as described on page 1 of 5 of the 
photometric plan) shall include side shielding toward the property line to 
meet the Section 20A.8.1 Exemption 3 regulations. 

 
If the Planning Commission finds the Planned Unit Development does not meet the applicable 
standards, the following motion can be offered:  
 

Motion to recommend to the Township Board denial of the Speedway, North Star 
Commercial, and Alice Bottje PUD. This is based on the application not meeting 
the requirements and standards set forth by the Grand Haven Charter Township 
Zoning Ordinance and Master Plan. Denial is based on the following findings:  

1. List requirements and standards that have not been met.  
 
If the Planning Commission finds the applicant must make revisions to the Planned Unit 
Development, the following motion can be offered:  
 

Motion to table the Speedway, North Star Commercial, and Alice Bottje PUD, and 
direct the applicant to make the following revisions:  

1. List the revisions.  
 
 
Please contact me prior to the meeting with questions or concerns. 
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REPORT 
 
Pursuant to the provisions of the Grand Haven Charter Township (the “Township”) Zoning 
Ordinance (the “Zoning Ordinance”), the following report of the Grand Haven Charter Township 
Planning Commission (the “Planning Commission”) concerning an application by Speedway LLC, 
North Star Commercial, and Alice Bottje (the “Developers”) for approval of a Planned Unit 
Development (the “Project” or the “PUD”). 
 
The Project will consist of two phases. The first phase including a Speedway gas station and 
convenience store with auto and commercial fueling canopies. The second phase will be future 
commercial and retail development. The Project as recommended for approval is shown on a final 
site plans, last revised 2/8/2016 (the “Final Site Plan”), presently on file with the Township. 
 
The purpose of this report is to state the recommendation of the Planning Commission concerning 
the Project, the basis for the Planning Commission’s recommendation, and the Planning 
Commissions recommendation that the Developers PUD be approved as outlined in the above 
motion. The Developers shall comply with all of the documentation submitted to the Township for 
this Project. In recommending the approval of the proposed PUD application, the Planning 
Commission makes the following findings pursuant to Section 17.04.3 of the Zoning Ordinance: 
 

1. The Project meets the site plan review standards of Section 23.06 of the Zoning Ordinance. 
Specifically, pursuant to Section 23.06.7, the Planning Commission finds as follows: 

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

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

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

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

E. Removal or alterations of significant natural features are restricted to those areas 
which are reasonably necessary to develop the site in accordance with the 
requirements of this Ordinance. The Planning Commission has required that 
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. 
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F. Areas of natural drainage such as swales, wetlands, ponds, or swamps are protected 
and preserved insofar as practical in their natural state to provide areas for natural 
habitat, preserve drainage patterns and maintain the natural characteristics of the land. 

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

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

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

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

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

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

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

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

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

2. The Planning Commission finds the Project meets the intent for a PUD, as described in 
Section 17.01.3 of the Zoning Ordinance. By approving this Project as a PUD, the Township 
has been able to negotiate various amenities and design characteristics as well as additional 
restrictions with the Developers, which the Township would not have been able to negotiate 
if the PUD Chapter of the Zoning Ordinance was not used. The Developers were granted the 
following departures from the zoning ordinance based on the defined benefits received by 
the Township: 

A. The Commission finds the combination of the parking study provided by the 
applicant, plus the possibility of disrupting the sensitive landscape if certain spaces 
were deferred does meet the requirements set forth in Section 15A.10.10 of the 
Zoning Ordinance. Therefore the Planning Commission is able to justify the 
requested 28 parking spaces. 

B. The Commission finds the statement of purpose for the Overlay Zone (Section 
15A.01) is to, “provide architectural and site design standards that are more 
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demanding than required elsewhere in the Township in order to promote harmonious 
development and complement the natural characteristics in the western sections of 
the Township.” The spirit and emphasis of this Chapter is aesthetics, therefore, the 
Commission finds the corbels should be kept, which in turn justifies the request for 
the increased canopy height of 20’6”. 

C. The Commission finds the wetland location precluded the applicant from maximizing 
the signage that is permitted under Section 24.13 of the Zoning Ordinance. The 
requested size is commensurate with a freestanding sign, the proposed location is 
setback farther than required, and the request exceeds the requirements of the Clear 
Vision Ordinance. Based on these conditions, the Commission is able to justify the 
requested departure. 

D. The Commission finds the request to modify the wall sign/manual message board 
composition and justify a second message board for the rear wall is reasonable and is 
able to justify the request, so long as no other wall signs are permitted. Furthermore, 
the proposed configuration and design is significantly less than what is permitted by 
Chapter 24 of the Zoning Ordinance. This justification will ensure the aesthetics 
gained by the US-31 Overlay Zone are sustained because the three potential wall 
signs will not be allowed, and therefore, the building materials will remain visible. 

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

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

B. The Project will promote the conservation of natural features and resources through 
the preservation of required open space; 

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

D. The Project will promote the enhancement of housing and traffic circulation for the 
residents of the Township; 

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

F. The Project will promote more economical and efficient use of the land while 
providing harmonious variety of housing choices; and 

G. The Project will promote the preservation of open space.  

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

A. The Project meets the minimum size of five (5) acres of contiguous land. 

B. The Project exhibits significant natural features encompassing more than 25% of the 
land area, which will be preserved as a result of the PUD plan. 

C. The PUD design substantially moves forward the Intent and Objectives of Section 
17.01 of the Zoning Ordinance. 
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5. The Planning Commission also finds the Project complies with the general PUD Design 
Considerations of Section 17.05 of the Zoning Ordinance: 

A. The storm water management system for the Project and the drainage facilities will 
properly accommodate storm water on the site, will prevent run off to adjacent 
properties, and are consistent with the Township's groundwater protection strategies. 

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

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

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

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

F. Parking requirements for each use have been determined to be in accordance with 
Chapter 24 (Parking, Loading Space, and Signs). 

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

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

I. The predominant building materials have been found to be those characteristic of 
Grand Haven Charter Township such as brick, wood, native stone and tinted/textured 
concrete masonry units and/or glass products.  

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

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

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

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

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

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

P. The Project meets the access provision regulations. 

Q. The driveways providing access to corner lots shall gain access from the lesser 
traveled of the two intersecting streets. 

R. The Project satisfies the minimum open space of 25% required by the Zoning 
Ordinance.  

S. The open space in the Project is large enough and properly dimensioned to contribute 
to the purpose and objectives of the PUD. 

T. The open space in the Project consists of contiguous land area which is restricted to 
non-development uses. 

U. The open space shall remain under common ownership or control. 

V. The open space shall be set aside by a means of conveyance approved by the 
Township Board, which conveyance satisfies the requirements of Section 17.05.5.G 
of the Zoning Ordinance. 

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

6. The Planning Commission also finds the Project complies with the US-31 and M-45 Area 
Overlay Zone findings and statement of purpose found in Section 15A.01 of the Zoning 
Ordinance: 

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

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

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

D. Ensures safe access by emergency vehicles. 

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

F. Preserve the capacity along US-31/M-45 and other roads in the Overlay Zone by 
limiting and controlling the number and location of driveways, and requiring 
alternate means of access through shared driveways, service drives, and access via 
cross streets. 

G. Reduces the number and severity of crashes by improving traffic operations and 
safety. 

H. Requires coordinated access among adjacent lands where possible. 
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I. Provides landowners with reasonable access, although the access may be restricted 
to a shared driveway, service drive, or via a side street, or the number and location 
of access points may not be the arrangement most desired by the landowner or 
applicant. 

J. Requires demonstration that prior to approval of any land divisions, the resultant 
parcels is accessible through compliance with the access standards herein. 

K. Preserves woodlands, view sheds, and other natural features along the corridor. 

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

M. Implements the goals expressed in the US-31/M-45 Corridor Study. 

N. Establishes uniform standards to ensure fair and equal application. 

O. Addresses situations where existing development within the Overlay Zone does not 
conform to the standards of this chapter. 

P. Promotes a more coordinated development review process with the Michigan 
Department of Transportation and the Ottawa County Road Commission. 
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DESIGN PROFESSIONAL IN WRITING PRIOR
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ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.
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VICINITY MAP

NOT TO SCALE
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FUTURE DEVELOPMENT BY OTHERS

WETLAND LIMITS

WETLAND LIMITS

SEE ROADWAY IMPROVEMENT PLANS FOR

DEMOLITION LIMITS WITHIN THE RIGHT OF WAY
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B7

B7

B8

B9

B10

B11
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B11

B13
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A. GENERAL NOTES

1. CLEAR ENTIRE SITE AND PROPERLY DISPOSE OF ALL MATERIALS UNLESS OTHERWISE SPECIFIED

ON THE PLANS OR BY THE OWNER'S REPRESENTATIVE.

2. CONTRACTOR SHALL NOTIFY THE OWNER OF ANY UNFORSEEN CONDITIONS.

3. THE PROPERTY CORNERS SHALL BE MARKED BY OWNER AND PROTECTED AND MAINTAINED BY

CONTRACTOR.

4. IF DAMAGED AS A RESULT OF THIS CONTRACT, ANY ITEMS TO REMAIN SHALL BE REPLACED BY THE

CONTRACTOR AT NO ADDITIONAL COST TO THE OWNER.

5. CONTRACTOR SHALL NOTIFY LOCAL UTILITIES 72 HRS. PRIOR TO DEMOLITION.

6. CONTRACTOR SHALL COORDINATE DEMOLITION WORK WITH ALL UTILITIES AND COMPLY WITH

REGULATIONS AND STANDARDS FOR EACH UTILITY.

7. WHEN REMOVING EXISTING UTILITY, CAP UTILITY AT THE MAIN.

8. CONTRACTOR SHALL PROVIDE BARRIERS, PERIMETER FENCING, PARTITIONS, PLANKING, BRACING,

SHORING, LIGHTS, AND SIGNS AS NECESSARY TO PROTECT THE PUBLIC AND ADJACENT

PROPERTIES.

9. CONTRACTOR SHALL EXERCISE CARE TO PREVENT DUST, VIBRATION, SETTLEMENT, OR OTHER

IMPACT TO ADJACENT PROPERTY.

10. THE REMOVAL OF ASBESTOS, LEAD, ETC CONTAINING MATERIALS SHALL BE IN ACCORDANCE WITH

REGULATORY REQUIREMENTS, RECOMMENDATIONS IN THE ENVIRONMENTAL SURVEY AND OWNER

CONTRACT DOCUMENTS.

B. KEY NOTES

1. EXISTING FENCE TO BE REMOVED.

2. EXISTING TREES TO BE REMOVED. PROVIDE TREE PROTECTION FENCE FOR THE EXISTING TREES

TO REMAIN ONCE TREES ARE REMOVED UNTIL THE END OF CONSTRUCTION.

3. REMOVE EXISTING GRASS AND TOPSOIL.

4. EXISTING CONCRETE CURB AND GUTTER TO BE REMOVED TO FULL DEPTH TO THE NEAREST JOINT

WITH VERTICAL SAWCUTS AT INSIDE EDGE OF CURB, PARALLEL TO ROAD AND AT REMOVAL LIMITS,

PERPENDICULAR TO ROAD.

5. EXISTING VALLEY GUTTER TO BE REMOVED.

6. EXISTING OVERHEAD ELECTRIC LINE AND POLE TO BE RELOCATED BY ELECTRICAL COMPANY.

7. EXISTING WATER MAIN TO REMAIN.

8. EXISTING GAS MAIN TO REMAIN.

9. EXISTING CATCH BASIN TO BE REMOVED.

10. EXISTING ROAD SIGN TO BE RELOCATED.

11. RAISE OR LOWER ELEVATION AS REQUIRED AND SET NEW UTILITY STRUCTURE(S). PROTECT

EXISTING STRUCTURE TO REMAIN DURING CONSTRUCTION.  SEE ROADWAY IMPROVEMENT PLANS

FOR NEW RIM ELEVATION(S).

12. WETLAND PERMIT TO BE OBTAINED PRIOR TO ANY DISTURBANCE WITHIN WETLAND.

13. EXISTING TREES TO REMAIN.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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TREES TO BE REMOVED

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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A. NOTES

1. REFER TO CD & CS PLANS FOR PROPER NOTATION, LAYOUT & NOTES.

2. DENOTE ANY CONFLICTS (E.G. UTILITY LINES) BETWEEN THE CD & CS PLANS AND MAKE

APPROPRIATE CHANGES TO THE TIMELINE / SCHEDULE, ACTIVITY SEQUENCING AND NECESSARY

MATERIALS FOR PROPER CONSTRUCTION.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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LEGEND (FROM CS PLAN)

PROPOSED CURB

FENCE

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016



CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

A. GENERAL NOTES

1. ALL MATERIAL NOTED ON DRAWINGS WILL BE SUPPLIED BY THE CONTRACTOR UNLESS

NOTED OTHERWISE.

2. RESTORE TO ORIGINAL OR BETTER CONDITION ALL AREAS DISTURBED BY

CONSTRUCTION. UPON COMPLETION, POWER WASH ALL PAVING TO OWNER'S

SATISFACTION.

3. SHOW ALL MODIFIED PIPING, CONDUIT RUNS, UTILITIES AND ANY MODIFICATIONS MADE

TO THE ORIGINAL DRAWINGS ON "AS-BUILT" PRINT AND TURN OVER TO OWNER'S

REPRESENTATIVE UPON COMPLETION.

4. THIS LAYOUT IS PARALLEL TO THE NORTHWEST PROPERTY LINE (N 22° 47' 30" W).

5. TURNOVER MANUAL:

ON THE DAY OF THE "TURNOVER" THE CONTRACTOR WILL PROVIDE (THREE) COPIES OF

THE COMPLETION MANUALS.

6. OWNER SHALL PROVIDE AND THE CONTRACTOR SHALL IMMEDIATELY INSTALL AND

MAINTAIN THROUGH OUT CONSTRUCTION (2) TEMPORARY BANNER SIGNS ANNOUNCING

SPEEDWAY COMING SOON. THE SIGN SHALL DIRECT CUSTOMERS TO NEAREST

SPEEDWAY(S) IF APPLICABLE.  CONTRACTOR SHALL MAKE EVERY REASONABLE EFFORT

TO COORDINATE WITH SPEEDWAY'S VENDOR TO ERECT THE ID SIGN(S) AS EARLY IN THE

CONSTRUCTION PROCESS AS POSSIBLE.

7. CONTRACTOR SHALL BE RESPONSIBLE FOR LAYOUT OF THE ENTIRE SITE. THE PROPERTY

CORNERS SHALL BE MARKED BY OWNER AND PROTECTED AND MAINTAINED BY

CONTRACTOR.

B. BUILDING DETAILS

1. CONSTRUCT C-STORE BUILDING #C4600, QUIK-BRIK PER DRAWINGS LISTED. HVAC SYSTEM

SHALL BE GAS AND BE ROOF MOUNTED.

2. PAINT THE ENTIRE VERTICAL FACE OF THE SIDEWALK HIGHWAY YELLOW (1600014)

INCLUDING 4" ONTO THE TOP OF SIDEWALK EXCEPT WHERE GRADES ARE FLUSH AT

HANDICAP RAMPS OR ADJACENT TO NON-PAVED SURFACES.

3. CONSTRUCT BUILDING SIDEWALK AS SHOWN ON PLOT PLAN AND PER DRAWING STD-CP-1.

4. INSTALL SECOND READERBOARD WALL SIGN ON EXTERIOR OF BUILDING.

5. INSTALL 5' x 5' CONCRETE PAD FOR ACCESS LADDER PER DRAWING STD-SF-LAD.

C. CANOPY DETAILS

1. COORDINATE WITH VENDOR TO INSTALL NEW AUTO CANOPY PER MCGEE DRAWINGS.

CONTRACTOR SHALL BE RESPONSIBLE FOR FOOTERS AND INSTALLING VENDOR

SUPPLIED ANCHOR BOLTS.

2. USE AUTO CANOPY COLUMN FOUNDATIONS SIZE (12) 4'X 4'X 5' FOR BIDDING PURPOSES IF

AUTO CANOPY DRAWINGS ARE NOT AVAILABLE IN TIME FOR BIDDING. AUTO CANOPY

DRAWINGS WILL BE AVAILABLE FOR CONSTRUCTION.

3. CONSTRUCT FULL-HEIGHT QUIK-BRIK AROUND SQUARE CANOPY COLUMNS PER DETAIL

ON DRAWING STD-SB-1A. FINISH SHALL MATCH BUILDING.

4. COORDINATE WITH VENDOR TO INSTALL NEW COMMERCIAL FUELING LANE CANOPY PER

MCGEE DRAWINGS.

5. USE COMMERICAL FUELING LANE CANOPY COLUMN FOUNDATIONS SIZE (8) 4'X 4'X 7' FOR

BIDDING PURPOSES IF COMMERICAL FUELING LANE CANOPY DRAWINGS ARE NOT

AVAILABLE IN TIME FOR BIDDING. COMMERCIAL FUELING LANE CANOPY DRAWINGS WILL

BE AVAILABLE FOR CONSTRUCTION.

6. INSTALL NEW HEAT TRACE CABLE THERMOSTAT CONTROLLER ON THE TRUCK CANOPY

COLUMN OR UNDER THE BUILDING SOFFIT OUT OF DIRECT SUNLIGHT. (1) 3/4" CONDUIT TO

BE INSTALLED FROM NEW THERMOSTAT TO BUILDING WIRE WAY.

7. INSTALL (2) 3/4" CONDUIT WITH PULLSTRING TO TRUCK CANOPY, STUBBED ABOVE

DECKING IN CENTER OF CANOPY, FOR FUTURE INSTALL OF SMARTQ RFID READER.

D. DISPENSER DETAILS

1. THE CONTRACTOR IS RESPONSIBLE FOR PURGING OF THE FUELING SYSTEM NECESSARY

AT START-UP AND DISPENSER CALIBRATION. THE OWNER SHALL PAY FOR (1)

THIRD-PARTY LINE TEST FOR EACH PRODUCT LINE AFTER PURGING IS COMPLETE. COST

OF ANY ADDITIONAL DISPENSER CALIBRATIONS AND/OR LINE TESTS SHALL BE THE

RESPONSIBILITY OF THE CONTRACTOR.  CONTRACTOR SHALL PURGE SYSTEM PER

DISPENSER MANUFACTURER'S INSTRUCTIONS AND OWNER'S SPECIFICATIONS. ALL

TESTING TO BE COORDINATED WITH SPEEDWAY COMPLIANCE DEPARTMENT.  AFTER

PURGING IS COMPLETE, CONTRACTOR SHALL REMOVE AND DISCARD SCREENS AND

FACTORY FILTERS AND INSTALL NEW FILTERS (MODEL NOTED BELOW), FURNISHED BY

OWNER.  INSTALLATION DATES SHALL BE CLEARLY MARKED ON FILTER BY CONTRACTOR.

FILTER MODELS ARE (A) AUTO: PETROCLEAR 40510A (B) AUTO-DSL AND K-1: PETROCLEAR

40510W (C) E85: CIMTEK 70991 (D) HIGHFLOW DSL: PETROCLEAR 51110W. SPEEDWAY'S

MAINTENANCE DEPARTMENT SHALL INSTALL DISPENSER FACE LABELS.

2. THE CONTRACTOR SHALL COMPLETE THE GILBARCO PROVIDED FORM "A" PRIOR TO

START-UP. THE 0.1 TEST MUST BE COMPLETED VIA THE ATG PRIOR TO OPENING FUEL

SALES. FORMS "B" AND "C" SHALL BE COMPLETED BY GILBARCO'S AUTHORIZED SERVICE

CONTRACTOR. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING WITH

SPEEDWAY'S PREFERRED AUTHORIZED SERVICE CONTRACTOR (ASC) FOR TRIPS AS

FOLLOWS:

3. INSTALL (4) NEW GILBARCO 3 PRODUCT (3+0) HIGH HOSE DISPENSER WITH CARD READER

[AND VAC. ASSIST]. INSTALL (8) HOSES, NOZZLES, SWIVELS AND BREAKAWAY FOR

GASOLINE DISPENSERS. PRODUCT PIPING LINE-UP AND FRONT SIDE "A" (F.S."A") OF

DISPENSERS SHALL BE AS SHOWN.

4. INSTALL (3) NEW GILBARCO 4 PRODUCT (3+1) HIGH HOSE DISPENSER WITH CARD READER

[AND VAC. ASSIST]. INSTALL (6) HOSES, NOZZLES, SWIVELS AND BREAKAWAY FOR

GASOLINE DISPENSERS, (4) HOSES, NOZZLES, SWIVELS AND BREAKAWAY FOR DIESEL

DISPENSERS AND (2) HOSES, NOZZLES, SWIVELS AND BREAKAWAY FOR FLEX

DISPENSER(S). PRODUCT PIPING LINE-UP AND FRONT SIDE "A" (F.S."A") OF DISPENSERS

SHALL BE AS SHOWN.

5. INSTALL (1) NEW GILBARCO SINGLE PRODUCT "MASTER" DIESEL DISPENSER WITH CARD

READER. INSTALL (1) HOSE, NOZZLE, SWIVEL AND BREAKAWAY FOR DIESEL PRODUCT.

FRONT SIDE "A" (F.S."A") OF DISPENSER SHALL BE PER STANDARD DRAWING #STD-TF-3.

6. INSTALL (2) NEW GILBARCO SINGLE PRODUCT "MASTER/SATELLITE" DIESEL DISPENSERS

WITH CARD READER. INSTALL (4) HOSE, NOZZLE, SWIVEL AND BREAKAWAY FOR DIESEL

PRODUCT. FRONT SIDE "A" (F.S."A") OF DISPENSER SHALL BE PER STANDARD DRAWING

#STD-TF-3.

7. INSTALL (1) NEW GILBARCO SINGLE PRODUCT "SATELLITE" DIESEL DISPENSER. INSTALL (1)

HOSE, NOZZLE, SWIVEL AND BREAKAWAY FOR DIESEL PRODUCT. FRONT SIDE "A" (F.S."A")

OF DISPENSER SHALL BE PER STANDARD DRAWING #STD-TF-3.

8. INSTALL (1) NEW REMOTE K-1 DISPENSER.

9. INSTALL NEW (1) 1" AND (2) 3/4" CONDUITS FROM WIRE WAY IN BUILDING TO EACH

DISPENSER. (1) 1" CONDUIT TO BE USED FOR POWER/DATA. (1) 3/4" CONDUIT TO BE USED

FOR DISPENSER SUMP SENSOR. OTHER 3/4" CONDUIT TO BE USED FOR INTERCOM AND

APPLAUSE MEDIA SYSTEM. PULL NEW WIRE AND WIRE DISPENSER PER MANUFACTURER'S

SPECIFICATIONS.

10. INSTALL (1) 3/4" CONDUIT FROM WIRE WAY IN BUILDING TO SATELLITE DISPENSER FOR

DISPENSER SUMP SENSOR. PULL NEW WIRE AND WIRE PER MANUFACTURER'S

SPECIFICATIONS.

11. INSTALL (1) 3/4" JUMPER CONDUIT FROM EACH MASTER DISPENSER TO THE LIKE

NUMBERED SATELLITE DISPENSER. INSTALL CONSOLE AND INTERFACE EQUIPMENT. PULL

NEW WIRE AND WIRE DISPENSER PER MANUFACTURER'S SPECIFICATIONS.

12. INSTALL 3-M INTERCOM SYSTEM PER DIRECTION OF OWNER'S REPRESENTATIVE AND

STANDARD DRAWING #STD-ET-S1.

13. INSTALL END OF LINE HEAT TRACE BEACON LIGHT AT LAST DEF DISPENSER IN PIPE RUN.

WIRE PER MANUFACTURER'S SPECIFICATIONS AND STANDARD DEF DETAILS.

E. PAVING DETAILS

1. CONSTRUCT NEW CONCRETE TANK SLAB PER DRAWINGS STD-PQ-4.1 AND STD-CP-1.

2. CONSTRUCT NEW HIGH STRENGTH CONCRETE TANK SLAB PER DRAWINGS STD-PQ-4.1

AND STD-CP-1.

3. CONSTRUCT NEW CONCRETE CAR CANOPY ISLAND SLAB PER DRAWINGS STD-SB-2 AND

STD-CP-1.

4. CONSTRUCT NEW HIGH STRENGTH CONCRETE TRUCK CANOPY SLAB PER STD-SB-2 AND

STD-CP-1.

5. INSTALL NORMAL STRENGTH ASPHALT PAVEMENT WITH AN AGGREGATE BASE PER

PAVEMENT SECTION ON STD-CP-1 AND USE  THE RECOMMENDATIONS OF GEOTECHNICAL

CONSULTANT FOR ALL OTHER SUBSURFACE CONDITIONS ON THIS SITE.  NOTIFY THE

OWNER'S REPRESENTATIVE IF THERE ARE ANY CONFLICTS.

6. INSTALL HIGH STRENGTH ASPHALT PAVEMENT WITH AN AGGREGATE BASE PER

PAVEMENT SECTION ON STD-CP-1 AND USE  THE RECOMMENDATIONS OF GEOTECHNICAL

CONSULTANT FOR ALL OTHER SUBSURFACE CONDITIONS ON THIS SITE.  NOTIFY THE

OWNER'S REPRESENTATIVE IF THERE ARE ANY CONFLICTS.

7. INSTALL HIGH STRENGTH CONCRETE PAVEMENT WITH AN AGGREGATE BASE PER

PAVEMENT SECTION ON STD-CP-1 AND USE  THE RECOMMENDATIONS OF GEOTECHNICAL

CONSULTANT FOR ALL OTHER SUBSURFACE CONDITIONS ON THIS SITE.  NOTIFY THE

OWNER'S REPRESENTATIVE IF THERE ARE ANY CONFLICTS.

8. CONSTRUCT A 9' WIDE NORMAL STRENGTH CONCRETE SLAB ON BUILDING FRONT

PARKING AREAS AS SHOWN ON PLOT PLAN.

9. CONSTRUCT (2) CONCRETE APPROACHES (USE HIGH STRENGTH ASPHALT IN TRUCK

APPROACHES) PER STATE AND/OR LOCAL SPECIFICATIONS.  IF APPLICABLE, REMOVE

CURB THROUGH APPROACH WIDTH AND REPLACE WITH 1-1/2" HIGH DEPRESSED CURB

PER APPLICABLE SPECIFICATIONS.

10. INSTALL (7) NEW CONCRETE DISPENSER ISLANDS WITH 4' X 5' X 13' ISLAND FORM FOR

AUTO DISPENSERS.

11. INSTALL (3) NEW CONCRETE DISPENSER ISLANDS WITH 4' X 7' X 13" ISLAND FORM FOR

MASTER OR MASTER/SATELLITE DIESEL DISPENSERS. ENTIRE WIDTH OF THE DEF AND

DIESEL CABINETS TO BE CENTERED ON THE ISLAND PER STD-TF DETAILS.

12. INSTALL (1) NEW CONCRETE DISPENSER ISLAND WITH 4' X 5' X 13" ISLAND FORM FOR

SATELLITE DIESEL DISPENSER.

13. CONSTRUCT CONCRETE CURB AND GUTTER IN RIGHT-OF-WAY PER STATE AND/OR LOCAL

SPECIFICATIONS.  MACHINE FORMED CURB AND GUTTER MAY BE USED IF ALLOWED BY

STATE AND/OR LOCAL SPECIFICATIONS.

14. CONSTRUCT MACHINE FORMED CONCRETE CURB AND GUTTER INSIDE PROPERTY LINES

PER DRAWING STD-CP-1.

15. CONSTRUCT RAMP WITH DETECTABLE WARNING SURFACE IN CONCRETE WALK PER

APPLICABLE LOCAL, STATE, AND FEDERAL REGULATIONS.

16. INSTALL 2'-0" WIDE DETECTABLE WARNING SURFACE ALIGNED ON ACCESSIBLE AISLE PER

APPLICABALE LOCAL, STATE, AND FEDERAL REGULATIONS.

17. CONSTRUCT K-1 CONCRETE SLAB PER STANDARD DRAWING STD-QS-1.

18. INSTALL CONCRETE SLAB FOR AIR MACHINE PER DRAWING STD-QS-1. INSTALL (1) 3/4"

CONDUIT AND WIRE PER MANUFACTURER'S RECOMMENDATIONS. VERIFY INSTALLATION

DETAILS WITH VENDOR.

19. CONSTRUCT NEW DEF REMOTE FILL PAD AND [2] 8" BOLLARDS PER STD-DEF-5.

F. YARD  AREA  DETAILS

1. CONSTRUCT DUMPSTER ENCLOSURE AND COLLECTION PAD WITH ATTACHED STORAGE

SHED AND RELATED WIRING AND CONDUITS PER DRAWING STD-SS-DET AND

STD-SS-2E2.3.  GATE SHALL BE BOARD ON BOARD. ENCLOSURE SHALL BE SAME AS

BUILDING MATERIAL.

2. SUPPLY AND INSTALL (6) 6" BOLLARDS PER DETAIL ON DRAWING STD-QS-1 AND STD-SS

SERIES DRAWING. BOLLARD SHALL BE PAINTED RED PER OWNER'S SPECIFICATIONS.

3. SUPPLY AND INSTALL (16) 8" BOLLARDS PER DETAIL ON DRAWING STD-QS-1. BOLLARD

SHALL BE PAINTED RED PER OWNER'S SPECIFICATIONS.

4. SUPPLY AND INSTALL DECORATIVE (26) BOLLARDS PER DETAIL ON DRAWINGS STD-QS-1.

NEENAH CAT. R-8403-43DC (3' HEIGHT). REFER TO MANUFACTURER'S CUT SHEET FOR

MORE INFORMATION.

5. PAINT INDICATED ACCESSIBLE PARKING STALLS AND INSTALL SIGNAGE PER APPLICABLE

CODES.  PAINT ALL OTHER PARKING STRIPES YELLOW.

6. INSTALL ORNAMENTAL METAL FENCE, AMERISTAR AEGIS II 3-RAIL FENCE (MAJESTIC),

BLACK PER DETAIL ON STD-CP-2. REFER TO MANUFACTURER'S CUT SHEET FOR MORE

INFORMATION. PROVIDE 4' TALL FENCE WITH MANGATES AS SHOWN  ON PLAN FOR

SEASONAL SALES AREA.

7. INSTALL 3" PVC PIPE TO HOLD TANK STICK PER OWNER'S REPRESENTATIVE.

8. PROVIDE AND INSTALL CODE APPROVED FIRE EXTINGUISHER(S)(1 MINIMUM) WITH PLASTIC

BOX HOLDER IN APPROVED LOCATIONS AS REQUIRED BY LOCAL FIRE OFFICIALS. FIRE

EXTINGUISHERS SHALL BE LOCATED SUCH THAT AN EXTINGUISHER IS NOT MORE THAN 75

FEET FROM PUMPS, DISPENSERS, OR STORAGE TANK FILL OPENINGS. FIRE

EXTINGUISHER MINIMUM RATING SHALL BE 2-A:20-B:C.

9. CONSTRUCT (7) 18" DIAMETER LIGHT POLE BASES 2'-0" HIGH FOR 15' HIGH LIGHTS PER

DETAILS ON DRAWING STD-QS-1. INSTALL (1) 3/4" CONDUIT TO EACH BASE FROM

ELECTRICAL PANELS PER THE OWNER'S REPRESENTATIVE AND WIRE FIXTURES.

CONTRACTOR IS RESPONSIBLE FOR TOUCH-UP PAINTING ON POLES, ANCHORS BOLTS,

ETC.

10. CONSTRUCT (10) 24" DIAMETER LIGHT POLE BASES 2'-0" HIGH FOR 30' HIGH LIGHTS PER

DETAILS ON DRAWING STD-QS-1. INSTALL (1) 3/4" CONDUIT TO EACH BASE FROM

ELECTRICAL PANELS PER THE OWNER'S REPRESENTATIVE AND WIRE FIXTURES.

CONTRACTOR IS RESPONSIBLE FOR TOUCH-UP PAINTING ON POLES, ANCHORS BOLTS,

ETC.

11. PROVIDE AND INSTALL (1) 3/4" CONDUIT (OR LARGER BASED ON NEC CODES) AND WIRING

FROM ELECTRICAL PANEL TO DIRECTIONAL SIGN FOR 120V POWER.

12. CONTRACTOR SHALL SUPPLY AND INSTALL CONDUIT (SIZED PER NEC CODES), AND

RG59/18-2 SIAMESE CABLE FOR YARD SECURITY CAMERAS TO THESE LOCATIONS.

SECURITY CAMERAS SHALL BE INSTALLED BY SPEEDWAY MAINTENANCE DEPT.

13. CONTRACTOR SHALL INSTALL CONDUIT (SIZED PER NEC CODES) AND INSTALL PULL

STRING FOR FUTURE YARD SECURITY CAMERAS TO THESE LOCATIONS.

14. STRIPE CROSSWALK WITH 4" WHITE STRIPE.

15. PAINT 12" WIDE WHITE STOP BAR.

16. INSTALL ORNAMENTAL METAL FENCE, AMERISTAR AEGIS II 3-RAIL FENCE (MAJESTIC),

BLACK PER DETAIL ON STD-CP-2, REFER TO MANUFACTURER'S CUT SHEET FOR MORE

INFORMATION. PROVIDE 3.5' TALL FENCE FOR OUTDOOR SEATING AREA.

17. OUTDOOR SEATING AREA. "SPEEDWAY CAFE" TABLE SETS

PROVIDED BY SPEEDWAY.

18. OUTDOOR SEASONAL SALES AREA.

19. ELECTRIC TRANSFORMER CONCRETE PAD.

20. 4" YELLOW PAVEMENT STRIPES FOR LOADING SPACE.

21. CONSTRUCT APPROXIMATELY 175 LINEAR FEET LANDSCAPE KEYSTONE TYPE RETAINING

WALL PER DETAIL ON DRAWING 1830-CP-2.

TRIP
GILBARCO ASC RESPONSIBILITIES

FINANCIAL

RESPONSIBILITY

1 PREP DISPENSERS FOR CONTRACTOR TO PURGE GILBARCO

2

REVIEW CONTRACTOR'S PURGE WORK

GILBARCOREVIEW CONTRACTOR'S COMPLETED GILBARCO FORM "A"

COMPLETE FORM "B" AND FORM "C" (PRE POS INTEGRATION)

3
COMPLETE FORM "B" AND FORM "C" (POST POS INTEGRATION)

GILBARCO

4

OPENING DAY SUPPORT (SPEEDWAY REQUIREMENT)
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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GRAPHIC SCALE IN FEET
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016

M
A

T
C

H
L
I
N

E
 
-
 
S

E
E

 
S

H
E

E
T

 

1
8
3
0
-
C

S
2



CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

N
O

.
R

E
V

I
S

I
O

N
S

SCALE

DESIGN TEAM

P.MGR.

DGNR.

RVWR.

D
A

T
E

R
E

V
I
E

W
E

R
P

R
O

J
.
 
M

G
R

.

D
A

T
E

D
A

T
E

D
E

S
I
G

N
E

R

DATE

STORE OR

BLDG NO.

VERSION OR

ID NO.

DRWG. NO.

T
h
i
s
 
d
r
a
w

i
n
g
 
i
s
 
t
h
e
 
p
r
o
p
e
r
t
y
 
o
f
 
S

p
e
e
d
w

a
y
 
a
n
d
 
i
s
 
n
o
t
 
t
o
 
b
e
 
u
s
e
d

o
r
 
r
e
p
r
o
d
u
c
e
d
 
w

i
t
h
o
u
t
 
e
x
p
r
e
s
s
e
d
 
w

r
i
t
t
e
n
 
c
o
n
s
e
n
t
 
o
f
 
S

p
e
e
d
w

a
y
.

P
R

O
J
E

C
T

 
N

O
.

W:\PROJECTS\SPEEDWAY\_CIVIL\751771-GRAND HAVEN, MI #1830\03-CIVIL\PLAN\PLOT SHEETS\DP2\1830_CS.DWG - 2/5/2016 5:50:55 PM

NO SCALE

7
5

1
7

7
1

P
L

O
T

 
P

L
A

N
 
D

E
T

A
I
L

S

N
E

W
 
B

U
I
L
D

U
S

 
3

1
 
&

 
H

A
Y

E
S

 
S

T
R

E
E

T

O
T

T
A

W
A

 
C

O
U

N
T

Y

G
R

A
N

D
 
H

A
V

E
N

,
 
M

I

1830

72526

J. STEIGERWALD
02/08/2016

M. BERGMAN 02/08/2016

R. MATKO 02/08/2016

1830-CS4

0

. . . . . .

I
N

I
T

I
A

L
 
D

P
2
 
S

U
B

M
I
T

T
A

L

. . . . . .

J
M

S

0
2
/
0
8
/
2
0
1
6

. . . . . .

. . . . . . .

. . . . . . .

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016

42" TABLE DETAIL

NO SCALE

UMBRELLA DETAIL

NO SCALE



E Prop line

E

T

T

ESMTESMTESMTESMTESMT
ESMTESMTESMTESMT

N 89°52'30" W  204.44'

N

 

4

8

°

4

6

'

5

1

"

 

W

 

 

2

4

9

.

2

3

'

ES
MT

ES
MT

ES
MT

ES
MT

ES
MT

ES
MT

ES
MT

ES
MT

ES
MT

N90°00'00"E 138.49'

N89°52'30"W 202.28'

N

 

4

8

°

4

6

'

5

1

"

 

W

 

1

9

9

.

0

2

'

N

6

2

°

0

0

'

2

2

"

E

 

4

1

0

.

6

8

'

N

3

6

°

4

7

'

2

1

"

E

 

1

2

4

.

2

9

'

5

0

.

2

1

'

3
3
.
0
0
'

S

1

0

°
3

4

'
3

6

"
W

 
1

0

6

.
1

8

'

S

3

6

°

3

4

'

5

4

"

W

 

1

1

9

.

9

4

'

S

1

6

°

4

8

'
1

9

"

W

 
6

1

.
5

0

'

1
0
6
.
8
7
'

S
0
0
°
0
0
'
0
0
"
W

 
1
3
9
.
8
7
'

N

3

6

°

4

7

'

2

1

"

E

 

6

0

.

5

0

'

N90°00'00"E 19.60'

STM

STM
STM

STM STM STM STM STM STM

B

U

I

L

D

I

N

G

 

C

4

6

0

0

-

R

 

V

1

.

0

9

6

'

-

0

"

 

x

 

4

8

'

-

0

"

R

U

L

2

0

,

0

0

0

 

G

A

L

D

S

L

4

,

0

0

0

 

G

A

L

8

,

0

0

0

 

G

A

L

K

-

1

3

+

1

D

S

L

1

2

F

.

S

.

A

.

3

+

0

3

4

F

.

S

.

A

.

3

+

0

5

6

F

.

S

.

A

.

3

+

0

9

1

0

F

.

S

.

A

.

3

+

0

7

8

F

.

S

.

A

.

3

+

1

F

L

E

X

1

1

1

2

F

.

S

.

A

.

3

+

1

D

S

L

1

3

1

4

F

.

S

.

A

.

1

0

,

0

0

0

 

G

A

L

D

E

F

D

S

L

2

0

,

0

0

0

 

G

A

L

S

S

S

M

M

M

"

E

X

I

T

 

T

H

I

S

 

S

I

D

E

 

O

N

L

Y

"

D

E

F

 

A

T

 

A

L

L

 

L

A

N

E

S

C

L

E

A

R

A

N

C

E

 

1

6

'
-

6

"

1

5

1

5

1

6

1

6

1

7

1

7

P

U

L

6

,

0

0

0

 

G

A

L

6

,

0

0

0

 

G

A

L

F

L

E

X

D

S

L

2

0

,

0

0

0

 

G

A

L

T

PAD

E

S

E

S

E

S

E

S

E

S

A1,B24

A2,A10,A15,A18

A3,A10,A11,A15,A18

A3,A10,A11,A15,A18

A4,A10,A12,A15,A18

A7,A11,A16,A18,B15

A9,A11,A15,A18,B15

A8,A11,A16,A18,B15

A23

A22

A24

A20

A22

A22

A5,A14,A18,B25

A45,A46

B4

B4

B8

B9

B9

A41,A42

A41

A47

B1

B33

B33

B34

B6

B7

B8

B10

B10

B11

B11

B12

B12

B13

B14,D1

(TYP.)

B26

B27,B29

B28

(TYP.)

B30,B32,D2

(TYP.)

B31

(TYP.)

B17,B19

B16

B16

A1,B16

B16

B16,B18

B16

B16

B17

B17

B17

A1,B17

B17,B18

B17

B17

B17

B17,B19

B20

B20

B20

B20

(TYP.)

B20

B20

(TYP.)

(TYP.)

B23

B23

A1

A1

B20

A1

WETLAND BOUNDARY

ITEM = FOLLOWS EQUIPMENT LIST COVER SHEET SECTION O = OWNER

C = CONTRACTOR

V = VENDOR

E = EXISTING

SITE EQUIPMENT LIST

ITEM #

EQUIPMENT/MATERIAL DESCRIPTION #

REQ'D

FURN.

BY

INST.

BY

COMMENTS/DWG. #

A1 PUSHBUTTON E-STOP 5 O C WHERE SHOWN

A2 DISPENSERS, GILBARCO 3 PRODUCT, HIGH HOSE W/CARDREADER 4 O C SOME DISP. ASSEMBLY REQ'D

A3 DISPENSERS, GILBARCO 3+1 PRODUCT (DSL), HIGH HOSE

W/CARDREADER

2 O C SOME DISP. ASSEMBLY REQ'D

A4 DISPENSER, GILBARCO 3+1 PRODUCT (FLEX), HIGH HOSE

W/CARDREADER

1 O C SOME DISP. ASSEMBLY REQ'D

A5 DISPENSER, GILBARCO 1 PRODUCT, SUCTION/REMOTE 1 O C SOME DISP. ASSEMBLY REQ'D

A7 DISPENSERS, MASTER, GILBARCO 1 PRODUCT (DSL), HIGH HOSE

W/CARDREADER

1 O C SOME DISP. ASSEMBLY REQ'D

A8 DISPENSERS, MASTER/SATELLITE COMBO, GILBARCO 1 PRODUCT

(DSL), HIGH HOSE W/CARDREADER

2 O C SOME DISP. ASSEMBLY REQ'D

A9 DISPENSERS, SATELLITE, GILBARCO 1 PRODUCT (DSL), HIGH HOSE 1 O C SOME DISP. ASSEMBLY REQ'D

A10 HOSES, NOZZELS, SWIVELS, BREAKAWAYS 14 O C GASOLINE DISP.

A11 HOSES, NOZZELS, SWIVELS, BREAKAWAYS 10 O C DIESEL DISP.

A12 HOSES, NOZZELS, SWIVELS, BREAKAWAYS 2 O C FLEX DISP.

A14 HOSES, NOZZELS, SWIVEL 1 O C K-1 DISP (OR RACING FUEL).

A15 ISLAND FORMS, 4' X 5' X 13" 8 O C HOLD 6" ABOVE PVMT

A16 ISLAND FORMS, 4' X 7' X 13" 3 O C HOLD 6" ABOVE PVMT

A18 UPP POLY. SUMPS, DISPENSER 12 O C ALL UPP PIPED DISPENSERS, STD-PQ AND STD-TF SERIES

A20 TANKS, 10,000 GALLON, DEF RATED DOUBLEWALL FIBERGLASS 1 O C STD-PQ SERIES / STD-DEF SERIES

A22 TANKS 20,000 GALLON, DOUBLEWALL FIBERGLASS 3 O C STD-PQ SERIES

A23 TANKS, 12,000 GALLON, 8K/4K SPLIT DOUBLEWALL FIBERGLASS 1 O C STD-PQ SERIES

A24 TANKS, 12,000 GALLON, 6K/6K SPLIT DOUBLEWALL FIBERGLASS 1 O C STD-PQ SERIES

A25 PUMPS, SUBMERSIBLE 4 H.P. VARIABLE SPEED 3 O C STD-PQ SERIES

A26 PUMPS, SUBMERSIBLE 1-1/2 H.P. FIXED SPEED 2 O C STD-PQ SERIES

A27 PUMPS, SUBMERSIBLE 3/4 H.P. FIXED SPEED 1 O C STD-PQ SERIES

A28 PUMPS, SUBMERSIBLE 2 H.P. FIXED SPEED 1 O C STD-PQ SERIES

A29 DEF PUMPS, SUBMERSIBLE 1-1/2 H.P., FIXED SPEED 1 O C STD-DEF SERIES

A31 OBSERVATION WELL, 12" W/CAP 2 O C STD-PQ SERIES

A32 OBSERVATION WELL, 4" W/CAP 2 O C STD-PQ SERIES

A33 TANK GAUGE PROBE 8 O C STD-EI-7

A34 LEAK DETECTION, INTERSTITIAL MONITOR 6 O C STD-EI-7

A35 42" FIBERGLASS SHALLOW BURY TANK SUMPS 5 O C STD-PQ SERIES

A36 42" FIBERGLASS STANDARD BURY TANK SUMPS 3 O C CFL TANKS

A37 DROP TUBES, 8' X 4" EVR OVERFILL CARB APPROVED FOR GAS, K-1,

OR DIESEL

2 O C 8' TANKS

A38 DROP TUBES, 10' X 4" EVR OVERFILL CARB APPROVED FOR GAS OR

DIESEL

6 O C 10' TANKS

A39 DROP TUBES, 8' X 4" CARB APPROVED FLEX OVERFILL VALVE 2 O C FLEX TANK

A40 SPILL CONTAINMENT MANHOLE 10 O C STD-PQ SERIES

A41 VENT CAPS (DSL, K-1) 4 O C SEE MANUFACTURER'S INFORMATION

A42 PV VENT CAPS (RUL, PUL, FLEX, DEF) 3 O C SEE MANUFACTURER'S INFORMATION

A43 FILL ADAPTER 10 O C SEE CORRECT MOUNTING HEIGHT ON STD-PQ SERIES

DRAWINGS. SWIVEL AND NON-SWIVEL HTS. ARE NOT THE

SAME.

A44 VAPOR RECOVERY ADAPTER 8 O C SEE CORRECT MOUNTING HEIGHT ON STD-PQ SERIES

DRAWINGS. SWIVEL AND NON-SWIVEL HTS. ARE NOT THE

SAME.

A45 DEF REMOTE FILL 1 O C STD-DEF SERIES

A46 DEF OVERFILL ALARM 1 O C STD-DEF SERIES

A47 DEF TEMPERATURE SENSOR 1 O C MOUNT ON TRUCK CANOPY OUT OF DIRECT SUNLIGHT

B1 SIGN, I.D., GROUND MOUNT 72 SQ. FT. 1 O V STD-AG-S072. ELECTRIC AND BASES BY CONTRACTOR.

B4 SIGN, READERBOARD, WALL 2 O V SEE SIGNAGE PLAN.

B6 SIGN, "CLEARANCE 16'-6" AND "DEF AT ALL LANES", CANOPY FASCIA

DECAL, OMIT GRAY STRIPES BEHIND DECALS.

1 O V AT COMMERCIAL FUELING LANE ISLANDS

B7 SIGN, "EXIT THIS SIDE ONLY",  CANOPY FASCIA DECAL, OMIT GRAY

STRIPES BEHIND DECAL.

1 O V AT COMMERCIAL FUELING LANE ISLANDS

B8 SIGN, "SPEEDWAY", CANOPY FASCIA SIGN 2 O V SEE SIGNAGE PLAN.

B9 SIGN, "S" LOGO, CANOPY FASCIA SIGN 2 O V SEE SIGNAGE PLAN

B10 SIGN, TRUCK ENTER 2 O C WHERE SHOWN ON PLAN. REQUIRE 20A AND 120V CIRCUITS.

ELECTRICAL AND BASES BY CONTRACTOR

B11 SIGN, TRUCK EXIT 2 O C WHERE SHOWN ON PLAN. REQUIRE 20A AND 120V CIRCUITS

B12 SIGN, AUTO ENTER 2 O C WHERE SHOWN ON PLAN. REQUIRE 20A AND 120V CIRCUITS

B13 SIGN, AUTO EXIT 1 O C WHERE SHOWN ON PLAN. REQUIRE 20A AND 120V CIRCUITS

B14 LANE IDENTIFIER, AUTO SEE SIGNAGE PLAN.

NUMBERED 14 O C ON EACH CANOPY COLUMN

DIESEL 4 O C ON END CANOPY COLUMNS

FLEX 2 O C ON SECOND CANOPY COLUMN CLOSEST TO TANKS

B15 LANE IDENTIFIER, COMMERCIAL FUELING LANE

NUMBER 6 O C ON EACH CANOPY COLUMN

DIESEL 6 O C ON EACH CANOPY COLUMN

DEF 3 O C ON MASTER SIDE OF CANOPY COLUMN

B16 15' LIGHT POLE 7 O C COORDINATE WITH LIGHTING PLAN.

B17 30' LIGHT POLE 10 O C IN COMMERCIAL FUELING LANE AREA, COORDINATE WITH

LIGHTING PLAN

B18 SEPARATE CONDUIT WITH CABLING TO BE INSTALLED TO LIGHT POLE

BY CONTRACTOR AND SECURITY CAMERA INSTALLED SPEEDWAY

MAINTENANCE

2 C C NOTE:  POLES SUPPLIED FOR CAMERA LOCATION COME WITH

HAND HOLES FOR MOUNTING CAMERAS

B19 SEPARATE CONDUIT WITH PULL STRING TO LIGHT POLE FOR FUTURE

SECURITY CAMERAS

2 C C NOTE:  POLES SUPPLIED FOR CAMERA LOCATION COME WITH

HAND HOLES FOR MOUNTING CAMERAS

B20 LIGHTS, WALL PACK 4 O C SEE LIGHTING PLAN.

B21 LIGHTS, SOFFIT 12 O C SEE LIGHTING PLAN.

B23 LIGHTS, CANOPY 40 O C SEE LIGHTING PLAN AND STD-ES SERIES.

B24 INTERCOM SYSTEM, 3-M MASTER CONTROL STATION 1 O C WIRE INTO AUTO  [AND COMMERCIAL FUELING LANE]

DISPENSERS

B25 INTERCOM SPEAKER FOR KEROSENE 1 O C MOUNT ON DISP.

B26 AUTO AIR SERVICE MACHINE 1 V V STD-QS-1, CONCRETE SLAB AND CONDUIT BY CONTRACTOR

B27 AIR COMPRESSOR 1 C C IN STORAGE SHED AT COMMERCIAL FUELING LANE, SEE

DRAWING FOR SPEC

B28 AIR SERVICE, REELCRAFT HOSE REEL (MODEL #7850 OLD 121) AND

MILTON TIRE GUAGE (MODEL #S-690-12 DUAL HEAD AIR CHUCK)

4 C C AT COMMERCIAL FUELING LANE ISLAND ENTRANCE, ALL

COLUMNS. SEE SIGNAGE PLAN FOR HEIGHT

B29 COMPRESSOR SHED HEATER 1 C C IN STORAGE SHED AT COMMERCIAL FUELING LANE, SEE

DRAWING FOR SPEC

B30 FREEZELESS WATER HYDRANT 4 C C AT COMMERCIAL FUELING LANE EXIT, ALL ISLANDS. INSTALL

PER STD-QS-1

B31 SIGN, SNAP FRAME (BETWEEN BOLLARDS) 8 O C ALL STACKED AUTO AND COMMERCIAL FUELING LANE

ENTRANCES. STD-QS-1, CROSS BARS BY CONTRACTOR

B32 SIGN, CFL PULL FORWARD 3 O C MASTER SIDE OF COMMERCIAL FUELING LANE EXIT CANOPY

COLUMNS, WHEN EXIT STACKING IS AVAILABLE. SEE

MOUNTING DETAILS FOR HEIGHT.

B33 SIGN, AUTO/TRUCK ENTRANCE 2 O C WHERE SHOWN ON PLAN. REQUIRE 20A AND 120V CIRCUITS.

ELECTRICAL AND BASES BY CONTRACTOR.

B34 SIGN, AUTO/TRUCK EXIT 1 O C WHERE SHOWN ON PLAN. REQUIRE 20A AND 120V CIRCUITS.

ELECTRICAL AND BASES BY CONTRACTOR

C1 AUTO CANOPY, 169 X 28 W/ (14) SQUARE COLUMNS 1 V V BASE & ELECT. BY CONTRACTOR.  ANCHOR BOLTS SUPPLIED

BY VENDOR.

C2 TRUCK CANOPY, 69 X 30 W/ (8) SQUIRE COLUMNS 1 V V BASE & ELECT. BY CONTRACTOR.  ANCHOR BOLTS SUPPLIED

BY VENDOR.

D1 AUTO WINDSHIELD SERVICE CABINETS 7 O C ON BUILDING SIDE OF AUTO CANOPY, ON EVERY COLUMN.

SEE SIGNAGE PLAN.

D2 TRUCK WINDSHIELD SERVICE CABINETS 4 O C ON EXIT SIDE OF COMMERCIAL FUELING LANE, ON EVERY

COLUMN. SEE SIGNAGE PLAN.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.
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SPEEDWAY GRAND HAVEN, MI

PRELIMINARY CONSTRUCTION QUANTITIES

SCOPE - DEMOLITION WORK QUANTITY UNITS

REMOVE EXISTING SIGN 2 EA

REMOVE EXISTING TREE
33,951

SF

REMOVE EXISTING UTILITY POLE AND GUY WIRE 1 EA

SAWCUT EXISTING PAVEMENT 1249 LF

REMOVE EXISTING PAVEMENT STRIPING 1 LS

ENVIRONMENTAL ABATEMENT 1 LS

SCOPE - PROPOSED IMPROVEMENTS QUANTITY UNITS

NEW C4600 BUILDING 1 EA

NEW CANOPY 2 EA

NEW HEAVY DUTY ASPHALT PAVEMENT (SITE) 75,894
SF

NEW NORMAL STRENGTH ASPHALT PAVEMENT (SITE) 26,301
SF

NEW ASPHALT PAVEMENT (ROADWAY) 2,283
SF

NEW PAVEMENT STRIPING 1 LS

NEW CONCRETE CURB
3,727

LF

NEW CONCRETE 5" SLAB
6,499

SF

NEW CONCRETE 6" SLAB
1,840

SF

NEW CONCRETE 8" SLAB
5,402

SF

NEW 6" BOLLARD 2 EA

NEW 8" BOLLARD 28 EA

NEW ID SIGN 1 EA

NEW LIGHTPOLE BASES 17 EA

NEW CONCRETE SIDEWALK
4,050

SF

NEW CURB RAMPS 3 EA

DETECTABLE WARNING STRIP 68 SF

NEW HANDICAP SIGNAGE 2 EA

NEW DUMPSTER ENCLOSURE 1 EA

NEW RETAINING WALL 173 SF

NEW PRODUCT 20M GALLON TANK 3 EA

NEW PRODUCT 12M GALLON TANK 2 EA

NEW PRODUCT 10M GALLON TANK 1 EA

NEW PRODUCT AUTO PIPING 667 LF

NEW PRODUCT CFL PIPING 315 LF

NEW PRODUCT VENT PIPING 256 LF

NEW 4" STORM SEWER PIPE (PVC)
39 LF

NEW 6" STORM SEWER PIPE (PVC)
636 LF

NEW 12" STORM SEWER PIPE (HDPE)
149 LF

NEW 12" STORM SEWER PIPE (RCP)
706 LF

NEW 15" STORM SEWER PIPE (RCP)
456 LF

NEW 18" STORM SEWER PIPE (RCP)
260 LF

NEW 24" STORM SEWER PIPE (RCP)
193 LF

NEW STORM CATCH BASIN 13 EA

NEW STORM MANHOLE 2 EA

NEW STORM CLEANOUT 18 EA

NEW SLOTTED DRAIN 68 LF

NEW AQUASWIRL TREATMENT UNIT 1 EA

NEW 6" SANITARY SEWER (PVC)
99 LF

NEW 8" SANITARY SEWER (PVC)
731 LF

NEW SANITARY MANHOLE 6 EA

NEW 2" WATER SERVICE LINE
1,132

LF

NEW UNDERGROUND ELECTRIC LINE 481 LF

NEW UNDERGROUND DATA/TELEPHONE LINE 219 LF

NEW 1-1/4" GAS SERVICE LINE 272 LF

NEW INLET PROTECTION 15 EA

NEW SILT FENCE
2,498

LF

NEW RIP-RAP 30 SF

NEW CONSTRUCTION ENTRANCE
3,399

SF

NOTE:

QUANTITIES SHOWN ON THIS PLAN ARE A

RESULT OF ESTIMATION FROM CIVIL SITE

DRAWINGS. CONTRACTOR IS RESPONSIBLE

FOR ACQUIRING QUANTITIES TO BE USED FOR

FINAL CONSTRUCTION.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

NORMAL STRENGTH CONCRETE PER

SPEEDWAY STANDARDS

HEAVY DUTY ASPHALT PAVEMENT

PER NOTE SPEEDWAY STANDARDS

HIGH STRENGTH CONCRETE PER

SPEEDWAY STANDARDS

CONCRETE SIDEWALK PER

SPEEDWAY STANDARDS

NORMAL STRENGTH ASPHALT

PAVEMENT PER SPEEDWAY STANDARDS
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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A.    GENERAL NOTES

1. CONTRACTOR TO USE EXTREME CAUTION WHEN GRADING IN AND

AROUND EXISTING UTILITIES. CONTRACTOR SHALL FIELD VERIFY

LOCATION AND DEPTH PRIOR TO START OF CONSTRUCTION.

2. EXCAVATE SOILS AS NECESSARY TO COMPLETE PROPOSED

CONSTRUCTION. UNLESS OTHERWISE DIRECTED (REFER TO

GEOTECHNICAL REPORT), USE ALL EXCAVATED SOILS AS FILL ON

SITE. ANY SOILS THAT CANNOT BE UTILIZED ON SITE SHALL BE

LOADED DIRECTLY ONTO TRANSPORT TRUCKS AND HAULED TO

OWNER'S APPROVED LOCATION. ANY IMPACTED SOILS

ENCOUNTERED SHALL BE LOADED SEPARATELY AND SHALL NOT

BE COMMINGLED WITH CLEAN SOILS.  ANY EXCAVATED SOIL OR

MATERIALS THAT LEAVE THE SITE MUST GO TO AN APPROVED

LANDFILL LOCATION OR BE ACCOMPANIED BY AN APPROVED BILL

OF SALE.

3. BID AS ALTERNATE A: IMPACTED SOILS SHALL BE PLACED ON

MINIMUM 6 MIL. VISQUEEN AND COVERED WITH 40' X 100' SHEETS

OF 4 MIL. VISQUEEN. A SAND BERM SHALL BE CONSTRUCTED

AROUND ENTIRE PILE OF SOIL TO HOLD THE VISQUEEN DOWN.

ALL SEAMS OR OVERLAP (6" MINIMUM) IN THE VISQUEEN

COVERING SHALL BE SECURED WITH WEIGHTED MATERIAL.

4. BID AS ALTERNATE B: PROVIDE DEWATERING NECESSARY FOR

ANY EXCAVATIONS AND TO PREVENT TANKS FROM FLOATING

WHILE THE TANKS ARE NOT COVERED BY PROPER OVERBURDEN.

DEWATERING SHALL CONSIST OF SUPPLYING EQUIPMENT AND

LABOR TO MAINTAIN PUMPING ACTIVITIES AS NECESSARY.

COORDINATE WITH OWNER'S  REPRESENTATIVE TO DETERMINE

WHERE WATER CAN BE PUMPED. IDENTIFY THIS COST AS A

SPECIFIC LINE ITEM IN THE BID. DISPOSAL OF CONTAMINATED

WATER SHALL BE THE OWNER'S RESPONSIBILITY.

5. THE ENVIRONMENTAL CONSULTANT AND THE CONTRACTOR

SHALL USE THE "SOILS WORKSHEET" TO ACCOUNT FOR ALL

EXCAVATED SOILS.

6. A REPORT OF THE SUBSURFACE INVESTIGATION IS MADE

AVAILABLE TO THE CONTRACTOR AT TIME OF BIDDING. THE BASE

BID SHALL INCLUDE LAND BALANCING ACTIVITIES BASED ON THE

ASSUMPTION THAT EXCAVATED SOIL CAN BE REUSED AS

NECESSARY FOR CONSTRUCTION. UPON REVIEWING THE

SUBSURFACE INVESTIGATION, CONTRACTOR SHALL INCLUDE THE

FOLLOWING AS ALTERNATE:

A. OVER-EXCAVATE AREAS OF UNSUITABLE SOILS AND STABILIZE

AREAS PER THE SUBSURFACE INVESTIGATION.  ESTIMATE

QUANTITY OF OVER-EXCAVATED AREAS AND REPLACEMENT

BACKFILL IN EACH AREA, ALONG WITH THE TYPE OF BACKFILL.

ACTUAL QUANTITIES WILL BE VERIFIED DURING

CONSTRUCTION PER THE DIRECTION OF THE GEOTECH

CONSULTANT AND OWNER'S REPRESENTATIVE, WITH

DETAILED CHANGE ORDERS SUBMITTED TO OWNER.

7. ANY DISCREPANCIES BETWEEN ELEVATIONS SHOULD BE

BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE

AND THE DESIGN ENGINEER.

8. RETAINING WALL AT THE NORTH END OF SITE SHOWN DUE TO THE

MDEQ REQUIREMENT FOR RETAINING WALL AT LOCATIONS

WHERE THE NEW SITE IS 2' OR HIGHER THAN EXISTING ADJACENT

WETLAND AREAS.

9. STORM SEWER FOR ACCESS AND SPINE ROAD DRAINAGE TO BE

COORDINATED WITH OVERALL DEVELOPMENT PLAN. CATCHMENT

STRUCTURES ARE SHOWN IN ACCORDANCE WITH THE GRADING

CONCEPT FOR REFERENCE.

10. OUTFALL FLARED END SECTION TO BE COORDINATED WITH DRAIN

COMMISSION.

CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION OF EXISTING ELEVATIONS AT

CRITICAL POINTS SUCH AS APPROACHES, DRAINAGE STRUCTURES, CURBING, ETC.

VERIFICATION SHALL BE PERFORMED DURING LAYOUT STAGES AND SIGNIFICANT

DISCREPANCIES SHALL BE REPORTED TO THE OWNER'S REPRESENTATIVE IMMEDIATELY.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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BUILDING AREA GRADING DETAIL

SCALE: 1" = 10'

NOTES:

1. ALL SPOT GRADES TO TOP OF PAVEMENT UNLESSOTHERWISE NOTED.

2. SEE SHEET 1830-CG FOR ADDITIONAL GRADES ON THE SITE.

3. ANY DISCREPANCY BETWEEN SPOT ELEVATIONS ON THIS SHEET AND 1830-CG SHALL BE BROUGHT

TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE AND THE DESIGN ENGINEER.

4. SLOPES IN HANDICAP PARKING AREA AND ACCESSIBLE AISLE WAY SHALL NOT EXCEED 2% IN ANY

DIRECTION.

5. THE BUILDING TO HAVE FOUNDATION EXPOSED IN THIS AREA. CONTRACTOR TO ENSURE

ARCHITECTURAL BLOCK EXTENDS DOWN TO GRADE AND FOUNDATION IS DEEPENED AS NEEDED.

REFER TO BUILDING PLANS FOR DETAILS.

6. THE BUILDING TO HAVE WALL BURIED IN THIS AREA. CONTRACTOR TO ENSURE WALL

CONSTRUCTION ADJUSTED AS NEEDED. REFER TO BUILDING PLANS FOR DETAILS.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

CONTRACTOR TO

ENSURE DRAINAGE
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GRAPHIC SCALE IN FEET
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

CANOPY AREA GRADING DETAIL

SCALE: 1" = 10'

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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NOTES:

1. ALL SPOT GRADES TO TOP OF PAVEMENT UNLESSOTHERWISE NOTED.

2. SEE SHEET 1830-CG FOR ADDITIONAL GRADES ON THE SITE.

3. ANY DISCREPANCY BETWEEN SPOT ELEVATIONS ON THIS SHEET AND 1830-CG SHALL BE BROUGHT

TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE AND THE DESIGN ENGINEER.

4. SLOPES IN HANDICAP PARKING AREA AND ACCESSIBLE AISLE WAY SHALL NOT EXCEED 2% IN ANY

DIRECTION.

5. THE BUILDING TO HAVE FOUNDATION EXPOSED IN THIS AREA. CONTRACTOR TO ENSURE

ARCHITECTURAL BLOCK EXTENDS DOWN TO GRADE AND FOUNDATION IS DEEPENED AS NEEDED.

REFER TO BUILDING PLANS FOR DETAILS.

6. THE BUILDING TO HAVE WALL BURIED IN THIS AREA. CONTRACTOR TO ENSURE WALL

CONSTRUCTION ADJUSTED AS NEEDED. REFER TO BUILDING PLANS FOR DETAILS.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

CONTRACTOR TO

ENSURE DRAINAGE

AROUND CANOPY
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GRAPHIC SCALE IN FEET
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

CFL CANOPY AREA GRADING DETAIL

SCALE: 1" = 10'

DUMPSTER AREA GRADING DETAIL

SCALE: 1" = 10'

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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NOTES:

1. ALL SPOT GRADES TO TOP OF PAVEMENT UNLESSOTHERWISE NOTED.

2. SEE SHEET 1830-CG FOR ADDITIONAL GRADES ON THE SITE.

3. ANY DISCREPANCY BETWEEN SPOT ELEVATIONS ON THIS SHEET AND 1830-CG SHALL BE BROUGHT

TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE AND THE DESIGN ENGINEER.

4. SLOPES IN HANDICAP PARKING AREA AND ACCESSIBLE AISLE WAY SHALL NOT EXCEED 2% IN ANY

DIRECTION.

5. THE BUILDING TO HAVE FOUNDATION EXPOSED IN THIS AREA. CONTRACTOR TO ENSURE

ARCHITECTURAL BLOCK EXTENDS DOWN TO GRADE AND FOUNDATION IS DEEPENED AS NEEDED.

REFER TO BUILDING PLANS FOR DETAILS.

6. THE BUILDING TO HAVE WALL BURIED IN THIS AREA. CONTRACTOR TO ENSURE WALL

CONSTRUCTION ADJUSTED AS NEEDED. REFER TO BUILDING PLANS FOR DETAILS.

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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GRAPHIC SCALE IN FEET
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

172ND AVENUE TAPER GRADING DETAIL

SCALE: 1" = 20'

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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GRAPHIC SCALE IN FEET
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

POST-DEVELOPED DRAINAGE

PROPOSED CONDITION

PERVIOUS AREA = 12,991 S.F. (0.30 ACRES)

IMPERVIOUS AREA = 138,338 S.F. (3.18 ACRES)

TOTAL AREA = 151,329 S.F. (3.48 ACRES)

DETERMINATION OF RUNOFF COEFFICIENT

DESCRIPTION

AREA

(SQ. FT.)

AREA

(ACRES)

RUNOFF

COEFFICIENT

PERVIOUS SITE AREA 12,991 0.30 0.15

IMPERVIOUS SITE AREA 138,338 3.18 0.90

TOTAL SITE AREA 151,329 3.48

COMPOSITE RUNOFF COEFFICIENT FOR DEVELOPED SITE

0.30(0.15)+3.18(0.90) = 2.91/3.48 = 0.84

PRE-DEVELOPED DRAINAGE

EXISTING CONDITION

PERVIOUS AREA = 151,329 S.F. (3.48 ACRES)

IMPERVIOUS AREA = 0 S.F. (0.00 ACRES)

TOTAL AREA = 151,329 S.F. (3.48 ACRES)

DETERMINATION OF RUNOFF COEFFICIENT

DESCRIPTION

AREA

(SQ. FT.)

AREA

(ACRES)

RUNOFF

COEFFICIENT

PERVIOUS SITE AREA 151,329 3.48 0.15

IMPERVIOUS SITE AREA 0 0.0 0.90

TOTAL SITE AREA 151,329 3.48

COMPOSITE RUNOFF COEFFICIENT FOR DEVELOPED SITE

3.48(0.15)+0.0(0.90) = 0.52/3.48 = 0.15

A.    STORM WATER MANAGEMENT NOTES

1. STORM STORAGE WILL BE COMMUNAL FOR THE SITE, THE DESIGN

FOR THE SYSTEM IN ACCORDANCE WITH THE PROPOSED

IMPROVED VINCENT DRAIN PER THE OTTAWA COUNTY WATER

RESOURCE COMMISSION.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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Maximum Elevation
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ASSUMPTIONS:

THE FOLLOWING ASSUMPTIONS WERE BASED UPON ASSUMPTION.

· AREAS OF 8" OF TOPSOIL STRIPPED BASED ON ASSUMPTION.

· THERE IS AN AVERAGE OF 0" OF EXISTING PAVEMENT TO BE REMOVED

FOR THIS PROJECT.  THIS NUMBER IS BASED UPON ASSUMPTION.

· THERE IS AND AVERAGE OF 0" OF EXISTING AGGREGATE TO BE

REMOVED FOR THIS PROJECT.  THIS NUMBER IS BASED UPON

ASSUMPTION.

SOIL BORINGS

BORING

TOPSOIL

DEPTH

PAVEMENT

DEPTH

AGGREGATE

DEPTH

B-1

B-2

C-1

C-2

P-1

P-2

SN-1

ST-1

B-1

NOTE:

· SOIL BORINGS HAVE NOT YET BEEN COMPLETED
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GRAPHIC SCALE IN FEET
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016



CUT AND FILL WORKSHEET

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

VOLUME

BASE SURFACE:
1830_EG

COMPARISON SURFACE:
1830_PROPOSED

CUT FACTOR: 1.00

FILL FACTOR: 1.00

TOTAL FILL =
10,232 CY

TOTAL CUT = 47 CY

BALANCE =
10,185 CY

MATERIAL REMOVED

TOPSOIL STRIPPED =
3,738 CY

UNUSABLE SOILS= 0 CY

EXISTING PAVEMENT = 0 CY

EXISTING AGGREGATE= 0 CY
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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INSTALL INLET PROTECTION

PER DETAIL SHEET 1830-CE3
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SFSF
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SF

INSTALL TEMPORARY CONSTRUCTION

ENTRANCE PER DETAIL SHEET 1830-CE3

INSTALL SILT FENCE PER

DETAIL SHEET 1830-CE3

INSTALL SILT FENCE PER

DETAIL SHEET 1830-CE3

CONSTRUCTION LIMITS

(DUE TO 8" WATER MAIN TRENCH)598
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WETLAND PERMIT TO BE

OBTAINED PRIOR TO ANY

DISTURBANCE WITHIN WETLAND

NOTES:

1.   REFER TO 1830-CG FOR ALL PROPOSED GRADES.

2.   SOIL VEGETATIVE:

     THE ENTIRE SITE MAKEUP IS CURRENTLY GRASS VEGETATION AND WOOD AREAS.

3.   FLOOD PLAINS: THE SITE IS LOCATED IN ZONE X AS IT APPEARS ON FEMA FLOOD MAP PANEL #26139C0087E DATED DECEMBER 16, 2011

AND FEMA FLOOD MAP #26139C0089E DATED DECEMBER 16, 2011.

4.   LAND USE OF ALL ADJACENT PROPERTIES:

NORTH: AG - AGRICULTURAL DISTRICT

SOUTH: C1 - COMMERCIAL DISTRICT

EAST: I-1 - INDUSTRIAL DISTRICT

WEST: I-1 INDUSTRIAL DISTRICT AND R-1 RESIDENTIAL DISTRICT

SEQUENCE OF CONSTRUCTION

UNLESS NOTED OTHERWISE, THE GENERAL CONTRACTOR IS RESPONSIBLE FOR MAINTAINING ALL EROSION AND

SEDIMENT CONTROL MEASURES IN STRICT ACCORDANCE WITH THE SWPPP THROUGHOUT THE DURATION OF THE

PROJECT.

1. ENSURE NOTICE OF INTENT (N.O.I.) IS FILED. INSTALL EROSION CONTROL MEASURES INCLUDING STRAW BALES AND SILT FENCE AS SHOWN

ON THE SOIL EROSION PLAN.

2. INSPECTION OF EROSION CONTROL MEASURES AS OUTLINED IN NOTES. REPAIRS AND/OR REPLACEMENTS SHALL BE

MADE AS NECESSARY.

3. STRIP AND STOCKPILE TOPSOIL.

4. COMPLETE CONSTRUCTION ACTIVITIES.

5. REDISTRIBUTE TOPSOIL PER LANDSCAPE PLAN. ALL AREAS DISTURBED BY CONSTRUCTION THAT WILL NOT BE PAVED

SHALL BE GRADED AND HAVE VEGETATION ESTABLISHED PER LANDSCAPE PLAN.

6. REMOVE SOIL EROSION CONTROL MEASURES AFTER PERMANENT VEGETATION HAS BEEN ESTABLISHED. ENSURE

NOTICE OF TERMINATION (N.O.T.) IS FILED.

NOTE:IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO INSURE THAT ALL SOIL EROSION CONTROL MEASURES ARE INSTALLED AND

MAINTAINED.

EROSION AND SEDIMENT CONTROL NARRATIVE

PLAN DESIGNER

CESO, INC.

8164 EXECUTIVE COURT, SUITE B

LANSING, MI 48917

DESIGNER CONTACT:

MANDY GAUSS, P.E.

PROJECT ENGINEER

P: (517) 622-3000

F: (517) 622-3009

E: gauss@cesoinc.com

EXISTING SITE CONDITIONS: THE SITE ENTIRELY CONSISTS OF OPEN GRASS / FIELD THAT SHEET FLOWS TO A DITCH

SYSTEM WITH AN EVENTUAL OUTFALL TO LAKE MICHIGAN .

PROJECT DESCRIPTION: THE PROJECT IS A DEVELOPMENT OF A PROPOSED 4.178 ACRE PARCEL, INTO A

PROPOSED SPEEDWAY GAS STATION. IMPROVEMENTS WILL INCLUDE NEW

BUILDING, PARKING, AND UTILITY CONSTRUCTION.

DISTURBED AREA: 3.867 ACRES

SITE DRAINS TO: THE SITE WILL SHEET FLOW TO A DITCH SYSTEM, WHICH WILL CONNECT AND OUTLET TO

AN UNNAMED TRIBUTARY WHICH CONNECTS TO LAKE MICHIGAN.

RECEIVING STREAM: LAKE MICHIGAN

SITE BMP'S: FINAL LOCATIONS OF ALL SITE BMP'S INCLUDE DUMPSTER, VEHICLE FUELING AREAS,

CONCRETE TRUCK WASH, MATERIAL STORAGE, AND TOPSOIL STOCKPILES SHALL BE

DETERMINED BY CONTRACTOR. IF FINAL LOCATION OF BMP'S DIFFER FROM THE

LOCATIONS SHOWN, CONTRACTOR SHALL MODIFY SWPPP AND INFORM MDEQ OF NEW

LOCATION OF BMP'S.

ADJACENT AREAS: -ADJACENT PROPERTIES TO THE NORTH ARE UNDEVELOPED.

-ADJACENT PROPERTIES TO THE SOUTH, WEST, AND EAST ARE CURRENTLY ROADS

LOCATED WITHIN THE TOWNSHIP OF GRAND HAVEN RIGHT OF WAY.

SOILS: SOILS ON SITE CONSIST OF:

-   CovabB - COVERT-PIPESTONE SANDS, 0 TO 6 PERCENT SLOPES

-   Gm - GRANBY LOAMY SAND

-   Gn - GRANBY FINE SANDY LOAM

-   PpsaaA - PIPESTONE-COVERT-SAUGATUCK SANDS, 0 TO 3 PERCENT SLOPES

EROSION AND SEDIMENT CONTROL MEASURES:

PROVIDE INLET PROTECTION OF ALL NEW AND EXISTING DRAINAGE STRUCTURES

INDICATED ON THIS PLAN.

ANY OFF-SITE BORROW OR SPOIL AREAS SHALL BE SUBJECT TO THE REQUIREMENTS

SET FORTH BY THE OHIO EPA. ALL EROSION AND SEDIMENT CONTROL MEASURES FOR

OFF-SITE AREAS NOT COVERED BY A SEPARATE NOI OR SWP3 SHALL BE COORDINATED

WITH THE MDEQ.

ALL TRENCH OR EXCAVATION GROUNDWATER CONTAINING SEDIMENT MUST BE

EFFECTIVELY TREATED PRIOR TO DISCHARGE INTO THE STORM SEWER SYSTEM.

USE ALL MEANS NECESSARY TO CONTROL DUST ON THE SITE AND PREVENT TRACKING

SOIL OFF SITE.

CRITICAL AREAS:WETLAND AREAS TO THE NORTH AND WEST OF THE PROPERTY.

JURISDICTION: ALL EROSION AND SEDIMENT CONTROL PRACTICES ARE SUBJECT TO FIELD

MODIFICATION AT THE DISCRETION OF GRAND HAVEN TOWNSHIP AND/OR THE MDEQ.

RUNOFF: THE PRE-CONSTRUCTION RUNOFF CURVE NUMBER IS 80.

THE POST-CONTRUCTION RUNOFF CURVE NUMBER IS 96.

CONSTRUCTION: ESTIMATED START DATE: 05/2016 

ESTIMATED COMPLETION DATE:  08/2016
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GRAPHIC SCALE IN FEET
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SF

EXISTING CONTOUR

NEW CONTOUR
XXX.X

XXX

LEGEND

SILT FENCE

TEMPORARY CONSTRUCTION ENTRANCE

INLET PROTECTION PER DETAIL SHEET 1830-CE3

LIMITS OF DISTURBANCE

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SF
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XXX.X
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

GENERAL NOTES:

FILTER FABRIC SHALL BE A MINIMUM OF 32" IN WIDTH AND SHALL HAVE A MINIMUM OF 6 LINE WIRES WITH 6'-0"

STAY SPACING.

FILTER FABRIC SHALL BE MIRAFI 140 FABRIC OR EQUIVALENT. BURLAP CANNOT BE USED WHERE SILT FENCE IS

TO REMAIN FOR A PERIOD OF MORE THAN 30 DAYS.

WOOD POSTS SHALL BE 6'-0" TO 7'-0" IN HEIGHT AND 2" IN WIDTH. WIRE FABRIC SHALL BE FASTENED TO

WOODEN POST WITH NOT LESS THAN #9 WIRE STAPLES 1-1/2" LONG.

THE CONTRACTOR SHALL INSTALL ALL SOIL EROSION CONTROL MEASURES PER THIS DRAWING. CONTRACTOR

SHALL ENSURE ALL EROSION CONTROL REQUIREMENTS ARE MET OUTSIDE OF SILT FENCE PERIMETER AS

REQUIRED. IT IS THE CONTRACTOR'S RESPONSIBILITY TO MAINTAIN ALL SOIL EROSION CONTROL MEASURES

PER THE FOLLOWING MAINTENANCE GUIDELINES AND PER LOCAL CODE.

ADDITIONAL EROSION CONTROL MEASURES MAY BE REQUIRED IN THE FIELD BY THE INSPECTOR.

THERE SHALL BE NO DIRT, DEBRIS, OR STORAGE OF MATERIALS IN THE STREET.

GEOTEXTILE FABRIC SHALL BE PLACED UNDER THE STONE LAYER OF THE CONSTRUCTION ENTRANCE.

STRAW BALES SHALL NOT BE USED AS A FORM OF EROSION CONTROL.

MAINTENANCE NOTES:

FILTER BARRIERS, INCLUDING BUT NOT LIMITED TO SILT FENCE AND INLET PROTECTION, SHALL BE INSPECTED

IMMEDIATELY AFTER EACH RAINFALL AND AT LEAST DAILY DURING PROLONGED RAINFALL. ANY REQUIRED

REPAIRS SHALL BE MADE IMMEDIATELY.

SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH STORM EVENT. THEY MUST BE REMOVED WHEN

DEPOSITS REACH APPROXIMATELY HALF THE HEIGHT OF THE BARRIER.

IF THE FABRIC DECOMPOSES OR BECOMES INEFFECTIVE PRIOR TO THE END OF THE EXPECTED USABLE LIFE,

AND THE BARRIER IS STILL REQUIRED, THE FABRIC SHALL BE REPLACED PROMPTLY.

ANY SEDIMENT DEPOSITS REMAINING IN PLACE AFTER THE SILT FENCE OR FILTER BARRIER IS NO LONGER

REQUIRED SHALL BE DRESSED TO CONFORM WITH THE EXISTING GRADE, PREPARED, AND SEEDED.

A. SOLID WASTE DISPOSAL - SUBSTANCES THAT HAVE THE POTENTIAL FOR POLLUTING SURFACE AND/OR

GROUNDWATER MUST BE CONTROLLED BY ANY MEANS NECESSARY TO ENSURE THAT THOSE DO NOT

DISCHARGE FROM THE SITE.  IN THIS REGARD, POTENTIALLY POLLUTING SUBSTANCES SHALL BE STORED AND

HANDLED IN A MANNER CONSISTENT WITH THE RISK OF IMPACT THOSE REPRESENT, AND ACCORDING WITH THE

REGULATIONS.

NO SOLID MATERIALS, INCLUDING BUILDING MATERIALS, ARE ALLOWED TO BE DISCHARGED FROM THE SITE WITH

STORMWATER.  ALL SOLID WASTE, INCLUDING DISPOSABLE MATERIALS INCIDENTAL TO THE CONSTRUCTION

ACTIVITIES, MUST BE COLLECTED AND PLACED IN CONTAINERS.  RUBBISH, TRASH, GARBAGE, LITTER, OR OTHER

SUCH MATERIALS SHALL BE DEPOSITED INTO SEALED CONTAINERS.  MATERIALS SHALL BE PREVENTED FROM

LEAVING THE PREMISES THROUGH THE ACTION OF WIND OR STORMWATER DISCHARGE INTO DRAINAGE DITCHES

OR WATERS OF THE STATE.  THE CONTAINERS SHALL BE HAULED AWAY FROM THE SITE AND EMPTIED WHEN

THOSE BECOME 95% FULL, OR AS NECESSARY, BY A CERTIFIED TRASH DISPOSAL SERVICE. LIDS OR COVERS FOR

THE CONTAINERS SHALL BE PROVIDED FOR USE DURING RAIN EVENTS TO PREVENT WASTE CONTACT WITH

STORMWATER.   WASTES THAT CANNOT BE STORED IN A CONTAINER MUST BE STORED UNDER COVER OR

INDOORS.  THE LOCATION OF SOLID WASTE RECEPTACLES SHALL BE SHOWN ON THE SITE MAPS.

B. SANITARY FACILITIES - ALL PERSONNEL INVOLVED WITH CONSTRUCTION ACTIVITIES MUST COMPLY WITH STATE

AND LOCAL SANITARY OR SEPTIC SYSTEM REGULATIONS.  PORTABLE TOILETS MUST BE LOCATED AT LEAST 30

FEET FROM INLETS, CHANNELS, SWALES, OR PERMITTED LIMITS OF DISTURBANCE, AND MUST BE LOCATED AT

LEAST 50 FEET FROM WATERS OF THE STATE, OR WATERS OF THE U.S..  PORTABLE TOILETS MUST BE SECURELY

ANCHORED AND/OR TIED DOWN.  SECONDARY CONTAINMENT SHALL BE PROVIDED AND FULL CAPACITY SHALL BE

RESTORED IMMEDIATELY UPON DISCOVERY OF ITS DIMINISHMENT.  THE LOCATION OF SANITARY FACILITIES

SHALL BE SHOWN ON THE SITE MAPS.

C. TEMPORARY PARKING - THE TEMPORARY PARKING AND STORAGE AREA SHALL BE KEPT IN GOOD CONDITION

(SUITABLE FOR PARKING AND STORAGE).  THIS MAY REQUIRE PERIODIC TOP DRESSING OF THE TEMPORARY

PARKING AREA AS CONDITIONS DEMAND.

D. MATERIAL STORAGE AREAS - MATERIAL STORAGE AREAS SHOULD BE LOCATED, WHEN POSSIBLE, TO MINIMIZE

EXPOSURE TO WEATHER.  INSPECTIONS SHALL EVALUATE DISTURBED AREAS AND AREAS USED FOR STORING

MATERIALS THAT ARE EXPOSED TO RAINFALL FOR EVIDENCE OF, OR THE POTENTIAL FOR, POLLUTANTS

ENTERING THE DRAINAGE SYSTEM OR DISCHARGING FROM THE SITE.  IF NECESSARY, THE MATERIALS MUST BE

COVERED OR ORIGINAL COVERS MUST BE REPAIRED OR SUPPLEMENTED.  ALSO, PROTECTIVE BERMS MUST BE

CONSTRUCTED, IF NEEDED, TO CONTAIN RUNOFF FROM MATERIAL STORAGE AREAS.  CONTRACTOR SHALL

ADHERE TO ALL STATE AND LOCAL REGULATIONS PERTAINING TO MATERIAL STORAGE AREAS.

CHEMICALS, PAINTS, SOLVENTS, FERTILIZERS, AND OTHER TOXIC MATERIALS MUST BE STORED IN WATERPROOF

CONTAINERS.  EXCEPT DURING APPLICATION, THE CONTAINERS AND THE CONTENTS MUST BE KEPT IN TRUCKS

OR INSIDE OF STORAGE FACILITIES.  RUNOFF CONTAINING SUCH MATERIAL MUST BE COLLECTED, REMOVED

FROM THE SITE, TREATED, AND DISPOSED OF AT AN APPROVED SOLID WASTE AND CHEMICAL DISPOSAL

FACILITY.

E. CEMENT AND CONCRETE WASTE MANAGEMENT; CONCRETE WASHOUT - CONCRETE WASTE MANAGEMENT

PERTAINS TO WASTE FROM CONCRETE READY-MIX TRUCKS, MASONRY OPERATIONS, AND SIMILAR WASTE.

DISCHARGE OF EXCESS OR WASTE CONCRETE AND/OR WASH WATER FROM CONCRETE TRUCKS IS ALLOWED AT

THE CONSTRUCTION SITE.  ONLY COMMERCIALLY AVAILABLE ABOVE GROUND PORTABLE CONCRETE WASHOUT

CONTAINERS ARE ALLOWED AND MUST BE PROTECTED FROM VEHICLE TRAFFIC AND CLEARLY IDENTIFIED BY

LEGIBLE SIGNAGE, AND MUST BE LOCATED OUTSIDE OF VEGETATED BUFFERS AND AS FAR AS PRACTICABLE

FROM STORMWATER CONVEYANCES AND IMPOUNDMENTS AND WATER BODIES.  PORTABLE CONCRETE

WASHOUT CONTAINERS SHALL CONTAIN AND/OR ACTIVELY MANAGE BOTH, SOLID AND FLUID, COMPONENTS OF

THE MIX.  CONCRETE WASHOUT CONTAINERS MUST BE CLEANED OR EXCHANGED WHEN THE REMAINING

VOLUME IS REDUCED BY 85% TO PREVENT ANY POTENTIAL OVERFLOW IN A STORM EVENT. PORTABLE

CONCRETE WASHOUT CONTAINERS MUST HAVE A PLASTIC LINER.

ALTERNATIVELY, WASTE CONCRETE CAN BE PLACED INTO FORMS TO MAKE RIP RAP AND/OR OTHER USEFUL

CONCRETE PRODUCTS.  PORTABLE CONCRETE WASHOUT CONTAINERS SHALL BE DISPOSED IN ACCORDANCE

WITH APPLICABLE LOCAL, STATE AND FEDERAL REGULATIONS.  THE CONTRACTOR IS RESPONSIBLE FOR

ASSURING THAT THESE PROCEDURES, APPLICABLE LAWS, AND ENVIRONMENTAL REGULATIONS ARE FOLLOWED.

THE LOCATION OF CONCRETE WASHOUT CONTAINERS SHALL BE SHOWN ON THE SITE MAPS.

F. MASONS' AREA - THE CONTRACTOR SHALL IDENTIFY MASONS' AREA WITH LEGIBLE SIGNAGE ON THE SITE.  TO

THE EXTENT PRACTICAL, ALL MASONRY TOOLS, MATERIAL, INCLUDING SAND AND SACKED CEMENT AND/OR

MORTAR MATERIALS, MIX, AND EQUIPMENT SHALL BE LOCATED WITHIN THE AREA IDENTIFIED.  MATERIALS

VULNERABLE TO WEATHER ELEMENTS SHALL BE STORED IN CONTAINERS AT THE END OF EACH WORK DAY;

SUCH MATERIALS SHALL REMAIN STORED IN CONTAINERS WHEN NOT IN USE.

RUNOFF CONTROL, SUCH AS DIVERSION BERMS, SILT FENCE, SILT DIKE, OR OTHER MEANS OF CONTAINMENT

SHALL BE PROVIDED TO PREVENT THE MIGRATION OF STORMWATER POLLUTANTS FROM THE MASONS' AREA.

COVERED RECEPTACLES FOR DEBRIS AND TRASH DISPOSAL SHALL ALSO BE PROVIDED.

THE MASONS' AREA SHALL MEET OSHA AND OTHER REGULATORY REQUIREMENTS FOR PERSONAL PROTECTIVE

EQUIPMENT (PPE), FIRE EXTINGUISHERS, ETC.  CONTRACTOR SHALL PROVIDE SCREENING OR OTHER

TECHNOLOGIES FOR MASONS' AREA TO PREVENT AIRBORNE TRANSPORT OF CEMENT DUST AND OTHER

PARTICULATES DUE TO HIGH SPEED WIND OR OTHER CONDITIONS.  THE LOCATION OF THE MASONS' AREA SHALL

BE SHOWN ON THE SITE MAPS.

G. FUEL TANKS - THE CONTRACTOR SHALL IDENTIFY FUELING AREAS WITH LEGIBLE SIGNAGE ON THE SITE.

TEMPORARY ON-SITE FUEL TANKS FOR CONSTRUCTION VEHICLES SHALL MEET ALL LOCAL, STATE AND FEDERAL

REGULATIONS.  ALL TANKS, SINGLE AND DOUBLE WALLED, SHALL BE PROVIDED WITH SECONDARY CONTAINMENT

(THAT IS CONTAINMENT EXTERNAL TO AND SEPARATE FROM PRIMARY CONTAINMENT).  TANKS SHALL HAVE

APPROVED SPILL CONTAINMENT WITH THE CAPACITY REQUIRED BY THE APPLICABLE REGULATIONS.

SECONDARY CONTAINMENT SHALL BE CONSTRUCTED OF MATERIALS OF SUFFICIENT THICKNESS, DENSITY, AND

COMPOSITION SO AS NOT TO BE STRUCTURALLY WEAKENED AS A RESULT OF CONTACT WITH THE FUEL STORED

AND CAPABLE OF CONTAINING DISCHARGED FUEL FOR A PERIOD OF TIME EQUAL TO OR LONGER THAN THE

MAXIMUM ANTICIPATED TIME SUFFICIENT TO ALLOW RECOVERY OF DISCHARGED FUEL.  IT SHALL BE CAPABLE OF

CONTAINING 110% OF THE VOLUME OF THE PRIMARY TANK IF A SINGLE TANK IS USED, OR IN THE CASE OF

MULTIPLE TANKS, 150% OF THE LARGEST TANK OR 110% OF THE AGGREGATE, WHICHEVER IS LARGER.

THE TANKS SHALL BE IN SOUND CONDITION, FREE OF RUST OR OTHER DAMAGE WHICH MIGHT COMPROMISE

CONTAINMENT.  FUEL STORAGE AREAS SHALL MEET ALL EPA, OSHA AND OTHER REGULATORY REQUIREMENTS

FOR SIGNAGE, FIRE EXTINGUISHERS, ETC.  HOSES, VALVES, FITTINGS, CAPS, FILLER NOZZLES, AND ASSOCIATED

HARDWARE SHALL BE MAINTAINED IN PROPER WORKING CONDITION AT ALL TIMES.  TANKS SHALL BE LOCATED

TO MINIMIZE EXPOSURE TO WEATHER AND SURFACE WATER DRAINAGE FEATURES.  THE LOCATION OF FUEL

TANKS SHALL BE SHOWN ON THE SITE MAPS.

A SPILL PREVENTION, CONTROL AND COUNTERMEASURE (SPCC) PLAN MUST BE DEVELOPED IF ABOVEGROUND

OIL STORAGE CAPACITY  AT THE CONSTRUCTION SITE EXCEEDS 1,320 GALLONS OR AS SPECIFIED BY STATE.

CONTAINERS WITH A STORAGE CAPACITY OF 55-GALLONS OR LESS ARE NOT INCLUDED WHEN CALCULATING SITE

STORAGE CAPACITY.  THE CONTRACTOR SHALL WORK WITH THE CIVIL ENGINEER TO DEVELOP AND IMPLEMENT A

SPCC PLAN IN ACCORDANCE WITH THE OIL POLLUTION PREVENTION REGULATION AT TITLE 40 OF THE CODE OF

FEDERAL REGULATIONS, PART 112, (40 CFR 112).

H. EQUIPMENT CLEANING AND MAINTENANCE AREAS - THE CONTRACTOR SHALL DESIGNATE AREAS ON THE SITE

MAPS FOR EQUIPMENT CLEANING, MAINTENANCE, AND REPAIR.  THE CONTRACTOR AND SUBCONTRACTORS

SHALL UTILIZE SUCH DESIGNATED AREAS.  CLEANING, MAINTENANCE, AND REPAIR AREAS SHALL BE PROTECTED

BY A TEMPORARY PERIMETER BERM, SHALL NOT OCCUR WITHIN 150 FEET OF ANY WATERWAY, WATER BODY OR

WETLAND, AND SHALL OCCUR IN AREAS LOCATED AS FAR AS PRACTICAL FROM STORM SEWER INLETS.  DRIP

PANS SHALL BE USED FOR VEHICLE MAINTENANCE ACTIVITIES AND RESULTANT WASTES SHALL BE DISPOSED OF

IN ACCORDANCE WITH THE HAZARDOUS MATERIAL MANAGEMENT AND SPILL REPORTING PLAN NOTES INCLUDED

ON THIS PLAN SHEET.

USE OF DETERGENTS FOR LARGE SCALE WASHING IS PROHIBITED (FOR EXAMPLE, WASHING VEHICLES,

BUILDINGS, PAVEMENT SURFACES, ETC.).  ALL WASH WATER SHALL BE DETAINED AND PROPERLY TREATED OR

DISPOSED.

I. PREPAREDNESS, PREVENTION, AND CONTINGENCY PLANS (PPC) - THE CONTRACTOR IS RESPONSIBLE FOR

DEVELOPING A PPC PLAN AND KEEPING IT POSTED IN THE JOB TRAILER AT ALL TIMES.

A. CONTRACTOR SHALL IMPLEMENT BEST MANAGEMENT PRACTICES AS REQUIRED BY THIS STORM WATER

POLLUTION PREVENTION PLAN. ADDITIONAL BEST MANAGEMENT PRACTICES SHALL BE IMPLEMENTED AS

DICTATED BY CONDITIONS AT NO ADDITIONAL COST OF OWNER THROUGHOUT ALL PHASES OF

CONSTRUCTION.

B. BEST MANAGEMENT PRACTICES (BMP'S) AND CONTROLS SHALL CONFORM TO FEDERAL, STATE, OR LOCAL

REQUIREMENTS OR MANUAL OF PRACTICE, AS APPLICABLE. CONTRACTOR SHALL IMPLEMENT ADDITIONAL

CONTROLS AS DIRECTED BY PERMITTING AGENCY OR OWNER.

C. SITE MAP MUST CLEARLY DELINEATE ALL STATE WATERS. PERMITS FOR ANY CONSTRUCTION ACTIVITY

IMPACTING STATE WATERS OR REGULATED WETLANDS MUST BE MAINTAINED ON SITE AT ALL TIMES.

D. CONTRACTOR TO LIMIT DISTURBANCE OF SITE IN STRICT ACCORDANCE WITH SWPPP IMPLEMENTATION

SEQUENCING, OR AS REQUIRED BY THE APPLICABLE GENERAL PERMIT. NO UNNECESSARY OR IMPROPERLY

SEQUENCED CLEARING AND/OR GRADING SHALL BE PERMITTED.

E. ALL DENUDED/BARE AREAS THAT WILL BE INACTIVE FOR 14 DAYS OR MORE, MUST BE STABILIZED

IMMEDIATELY UPON COMPLETION OF MOST RECENT GRADING ACTIVITY, WITH THE USE OF

FAST-GERMINATING ANNUAL GRASS/GRAIN VARIETIES, STRAW/HAY MULCH, WOOD CELLULOSE FIBERS,

TACKIFIERS, NETTING AND/OR BLANKETS.  COMPLETION MUST BE ACHIEVED WITHIN 14 DAYS.

F. DISTURBED PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITY HAS PERMANENTLY STOPPED SHALL

BE PERMANENTLY STABILIZED AS SHOWN ON THE PLANS. THESE AREAS SHALL BE SEEDED, SODDED,

AND/OR VEGETATED IMMEDIATELY, AND COMPLETED NO LATER THAN 14 DAYS AFTER THE LAST

CONSTRUCTION ACTIVITY OCCURRING IN THESE AREAS. REFER TO THE GRADING PLAN AND/OR LANDSCAPE

PLAN.

G. SLOPES SHALL BE LEFT IN A ROUGHENED CONDITION DURING THE GRADING PHASE TO REDUCE RUNOFF

VELOCITIES AND EROSION.  TEMPORARY AND/OR PERMANENT STABILIZATION SHALL BE APPLIED PER ABOVE

REQUIREMENTS.

H. DUE TO THE GRADE CHANGES DURING THE DEVELOPMENT OF THE PROJECT, THE CONTRACTOR SHALL BE

RESPONSIBLE FOR ADJUSTING THE EROSION AND SEDIMENT CONTROL MEASURES (SILT FENCES, ETC.) TO

PREVENT EROSION AND POLLUTANT DISCHARGE OFF-SITE.

I. ALL MEASURES STATED ON THIS SITE MAP, AND IN THE STORM WATER POLLUTION PREVENTION PLAN,

SHALL BE MAINTAINED IN FULLY FUNCTIONAL CONDITION UNTIL NO LONGER REQUIRED FOR A COMPLETED

PHASE OF WORK OR FINAL STABILIZATION OF THE SITE. ALL EROSION AND SEDIMENTATION CONTROL

MEASURES SHALL BE CHECKED BY A QUALIFIED PERSON IN ACCORDANCE WITH THE CONTRACT

DOCUMENTS OR THE APPLICABLE PERMIT, WHICHEVER IS MORE STRINGENT, AND REPAIRED IN

ACCORDANCE WITH THE SITE PLANS.

J. STORM WATER POLLUTANT CONTROL MEASURES INSTALLED DURING CONSTRUCTION, THAT WILL ALSO

PROVIDE STORM WATER MANAGEMENT BENEFITS AFTER CONSTRUCTION, ARE INCLUDED IN THE CONTRACT

DOCUMENTS. THE SITE-SPECIFIC POST CONSTRUCTION STORM WATER OPERATION AND MAINTENANCE

(O&M) MANUAL IS INCLUDED IN THE CONTRACT DOCUMENTS.

K. ALL CONTROLS AND SYSTEMS MUST BE INSTALLED AND FUNCTIONING AS DESIGNED AND FREE OF

ACCUMULATED SEDIMENT AND DEBRIS DURING FINAL PROJECT INSPECTION AND APPROVAL.

EROSION AND SEDIMENT CONTROL NOTES

ANY HAZARDOUS OR POTENTIALLY HAZARDOUS MATERIAL THAT IS BROUGHT ONTO THE CONSTRUCTION SITE

SHALL BE HANDLED PROPERLY TO REDUCE THE POTENTIAL FOR STORMWATER POLLUTION.  ALL MATERIALS USED

ON THIS CONSTRUCTION SITE SHALL BE PROPERLY STORED, HANDLED, DISPENSED AND DISPOSED OF

FOLLOWING ALL APPLICABLE LABEL DIRECTIONS.  FLAMMABLE AND COMBUSTIBLE LIQUIDS SHALL BE STORED AND

HANDLED ACCORDING TO APPLICABLE REGULATIONS, AND, AT A MINIMUM, ACCORDING TO 29 CFR 1926.152.  ONLY

APPROVED CONTAINERS AND PORTABLE TANKS SHALL BE USED FOR STORAGE AND HANDLING OF FLAMMABLE

AND COMBUSTIBLE LIQUIDS.

MATERIAL SAFETY DATA SHEETS (MSDS) INFORMATION SHALL BE KEPT ON SITE FOR ANY AND ALL APPLICABLE

MATERIALS.  HOWEVER, MSDS MAY ALSO BE ACCESSED VIA TELEPHONE OR OTHER ELECTRONIC MEANS OR

APPARATUS.

IN THE EVENT OF AN ACCIDENTAL SPILL, IMMEDIATE ACTION SHALL BE TAKEN BY THE CONTRACTOR TO CONTAIN

AND REMOVE THE SPILLED MATERIAL.  THE SPILL SHALL BE REPORTED TO THE APPROPRIATE AGENCIES IN THE

REQUIRED TIME FRAMES.  AS REQUIRED UNDER THE PROVISIONS OF THE CLEAN WATER ACT, ANY SPILL OR

DISCHARGE ENTERING WATERS OF THE UNITED STATES SHALL BE PROPERLY REPORTED.

ALL HAZARDOUS MATERIALS, INCLUDING CONTAMINATED SOIL AND LIQUID CONCRETE WASTE, SHALL BE

DISPOSED OF BY THE CONTRACTOR IN THE MANNER SPECIFIED BY FEDERAL, STATE AND LOCAL REGULATIONS

AND BY THE MANUFACTURER OF SUCH PRODUCTS.

THE CONTRACTOR SHALL PREPARE A WRITTEN RECORD OF ANY SPILL AND ASSOCIATED CLEAN-UP ACTIVITIES OF

PETROLEUM PRODUCTS OR HAZARDOUS MATERIALS IN EXCESS OF 1 GALLON OR REPORTABLE QUANTITIES,

WHICHEVER IS LESS, ON THE DAY OF THE SPILL.  THE CONTRACTOR SHALL PROVIDE NOTICE TO OWNER, VIA THE

ONLINE CRITICAL INCIDENT REPORT, IMMEDIATELY UPON IDENTIFICATION OF ANY SPILL.  SPILL REPORT FORMS

ARE AVAILABLE IN THE ONLINE SWPPP REPORTING SYSTEM PROVIDED BY THE OWNER.  COPIES OF SPILL

CRITICAL INCIDENT REPORTS SHOULD BE PRINTED AND MAINTAINED IN THE JOBSITE BINDER.

ANY SPILLS OF PETROLEUM PRODUCTS OR HAZARDOUS MATERIALS IN EXCESS OF REPORTABLE QUANTITIES AS

DEFINED BY EPA OR THE STATE OR LOCAL AGENCY REGULATIONS, SHALL BE IMMEDIATELY REPORTED TO THE

EPA NATIONAL RESPONSE CENTER (1-800-424-8802) AND ILLINOIS ENVIRONMENTAL PROTECTION AGENCY

217-782-3397.

THE STATE REPORTABLE QUANTITY FOR PETROLEUM PRODUCTS IS: 25 GALLONS

TO MINIMIZE THE POTENTIAL FOR A SPILL OF PETROLEUM PRODUCT OR HAZARDOUS MATERIALS TO COME IN

CONTACT WITH STORMWATER, THE FOLLOWING STEPS SHALL BE IMPLEMENTED:

1) ALL MATERIALS WITH HAZARDOUS PROPERTIES, SUCH AS PESTICIDES, PETROLEUM PRODUCTS, FERTILIZERS,

SOAPS, DETERGENTS, CONSTRUCTION CHEMICALS, ACIDS, BASES, PAINTS, PAINT SOLVENTS, ADDITIVES FOR

SOIL STABILIZATION, CONCRETE, CURING COMPOUNDS AND ADDITIVES, ETC., SHALL BE STORED IN A SECURE

LOCATION, UNDER COVER AND IN APPROPRIATE, TIGHTLY SEALED CONTAINERS WHEN NOT IN USE.

2) THE MINIMUM PRACTICAL QUANTITY OF ALL SUCH MATERIALS SHALL BE KEPT ON THE JOB SITE AND

SCHEDULED FOR DELIVERY AS CLOSE TO TIME OF USE AS PRACTICAL.

3) A SPILL CONTROL AND CONTAINMENT KIT (CONTAINING FOR EXAMPLE, ABSORBENT MATERIAL SUCH AS KITTY

LITTER OR SAWDUST, ACID, BASE, NEUTRALIZING AGENT, BROOMS, DUST PANS, MOPS, RAGS, GLOVES,

GOGGLES, PLASTIC AND METAL TRASH CONTAINERS, ETC.) SHALL BE PROVIDED AT THE CONSTRUCTION SITE

AND ITS LOCATION(S) SHALL BE IDENTIFIED WITH LEGIBLE SIGNAGE AND SHOWN ON SITE MAPS.

a. THE SPILL CONTROL AND CONTAINMENT KIT SUPPLIES SHALL BE OF SUFFICIENT QUANTITIES AND

APPROPRIATE CONTENT TO CONTAIN A SPILL FROM THE LARGEST ANTICIPATED PIECE OF EQUIPMENT

AND FROM THE LARGEST ANTICIPATED QUANTITIES OF PRODUCTS STORED ON THE SITE AT ANY GIVEN

TIME.

b. CONTENTS SHALL BE INSPECTED DAILY DURING THE DAILY STORMWATER INSPECTION.

4) ALL PRODUCTS SHALL BE STORED IN AND USED FROM THE ORIGINAL CONTAINER WITH THE ORIGINAL

PRODUCT LABEL.  CONTAINERS MUST BE STORED IN A MANNER TO PROTECT THEM FROM THE ELEMENTS AND

INCIDENTAL DAMAGE.

5) ALL PRODUCTS SHALL BE USED IN STRICT COMPLIANCE WITH INSTRUCTIONS ON THE PRODUCT LABEL.

6) THE DISPOSAL OF EXCESS OR USED PRODUCTS SHALL BE IN STRICT COMPLIANCE WITH INSTRUCTIONS ON

THE PRODUCT LABEL AND REGULATIONS.

HAZARDOUS MATERIAL MANAGEMENT & SPILL REPORTING

TEMPORARY CONTROL MEASURES

SITE CONSTRUCTION

STORM FACILITIES

STRIP & STOCKPILE TOPSOIL

FOUNDATION / BUILDING CONSTRUCTION

TEMPORARY CONSTRUCTION EXIT

FINISH GRADING

LANDSCAPING/SEED/FINAL STABILIZATION

PERMANENT CONTROL STRUCTURES

ROUGH GRADE

DEC

NOTE: GENERAL CONTRACTOR TO COMPLETE TABLE

SOIL EROSION/SEDIMENTATION CONTROL OPERATION TIME SCHEDULE

MAYFEBJAN MAR APR SEP JULJUN AUG OCT NOV FEBJAN MAR MAYAPR JUN
CONSTRUCTION SEQUENCE

DECSEP JUL AUG OCT NOV

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

CONCRETE

WASHOUT

NOTES:

10 mil PLASTIC LINING

10' MINIMUM

3
'
-
0

"

2"

VARIES

A A

3
'
-
0

"

8
"

STAPLE DETAIL

CONCRETE WASHOUT

SIGN DETAIL

SECTION "A-A"

PLAN VIEW

CONCRETE WASHOUT

NOT TO SCALE

1. ACTUAL LAYOUT DETERMINED IN THE FIELD.

2. THE CONCRETE WASHOUT SIGN SHALL BE

INSTALLED WITHIN 33'-0" OF THE TEMPORARY

CONCRETE WASHOUT FACILITY.

STAPLES

(2 PER BALE)

WOOD OR METAL

STAKE (2 PER BALE)

NATIVE MATERIAL

(OPTIONAL)

10 mil PLASTIC LINING

BINDING WIRE

STRAW BALE (TYP.)

STAKE

(TYP.)

STRAW BALE

(TYP.)

STEEL WIRE

0.12" DIA.

WOOD POST

(3-1/2"x3-1/2"x10'-0")

LAG SCREWS

(1/2")

BLACK LETTERS

(6" HEIGHT)

PLYWOOD

PAINTED WHITE

(4'-0"x2'-0")

SILT FENCE AS PERIMETER EROSION BARRIER

N.T.S

1. SILT FENCE SHALL BE CONSTRUCTED BEFORE UPSLOPE LAND

DISTURBANCE BEGINS.

2. INSTALL ON LEVEL HORIZONTAL CONTOUR WITH ENDS TURNED

UPSLOPE.

3. MAXIMUM DRAINAGE AREA FOR SHEET-FLOW RUNOFF TO A SILT

FENCE SHOULD NOT EXCEED 0.5 ACRES PER 100 FEET OF FENCE.

4. EMBED SILT FENCE INTO SOIL 6 INCHES WITH STAKES ON THE

DOWNHILL SIDE.

5. WHEN REQUIRED FOR SILT FENCE, SPLICE THE FABRIC AT A SUPPORT

POST WITH A MINIMUM OF 6 INCHES OVERLAP, FOLD OVER AND

SECURELY FASTEN.

6. NEVER INSTALL SILT FENCES IN OR ACROSS CONCENTRATED FLOW

PATHS.  REPLACED PERIMETER EROSION BARRIER (PEB)

INTERCEPTING CONCENTRATED FLOWS WITH A BMP INTENDED FOR

CONCENTRATED FLOWS.

7. WHEN J-HOOKS ARE USED TO SUPPORT SILT FENCE; DO NOT ALLOW

SPLICES OF FABRIC BETWEEN THE SILT FENCE PEB AND THE

ANCHORING POINTS OF THE J-HOOK SEGMENT.

8. INSPECTION AND MAINTENANCE

8.1. ALL PEB IS TO BE INSPECTED EVERY 7 CALENDAR DAYS AND

AFTER A STORM EVENT OF 1/2" OR GREATER (INCLUDING

SNOWFALL).

8.2. PEB IS TO HAVE NO TEARS OR GAPS AND MUST NOT BE LEANING.

REPAIR TEARS, GAPS OR UNDERMINING.  RESTORE LEANING PEB

AND ENSURE TAUT.

8.3. REPAIR OR REPLACE ANY MISSING OR BROKEN STAKES

IMMEDIATELY.

8.4. CLEAN PEB IF SEDIMENT REACHES ONE-THIRD HEIGHT OF

BARRIER.

8.5. REMOVE PEB ONCE FINAL STABILIZATION ESTABLISHES SINCE

PEB IS NO LONGER NECESSARY AND SHOULD BE REMOVED.

8.6. REPAIR PEB IF UNDERMINING OCCURS ANYWHERE ALONG ITS

ENTIRE LENGTH

NOTE: REFER TO ILLINOIS DEPARTMENT OF TRANSPORTATION,

EROSION AND SEDIMENT CONTROL FIELD GUIDE FOR

CONSTRUCTION INSPECTION FOR MORE INFORMATION.

5'

(1.5 m)

WOOD POST OR

METAL STAKE

WOOD POST OR

METAL STAKE

SILT FENCE FABRIC

SILT FENCE FABRIC

PLACE END-POST (STAKE) OF FIRST SILT FENCE

ADJACENT TO END-POST (STAKE) OF SECOND

SILT FENCE WITH FABRIC POSITIONED AS SHOWN.

ROTATE POSTS (STAKES) TOGETHER 180°

CLOCKWISE AND DRIVE BOTH POSTS (STAKES)

18" (450mm) INTO GROUND.

STEP 1 STEP 2

ATTACHING TWO SILT FILTER FENCES

(NOT APPLICABLE FOR J-HOOKS)

A

A

SECTION A-A

NOT TO SCALE

18"

4'

6"

18"

4'

10"

6"

EXCAVATE, BACKFILL,

AND COMPACT TRENCH

TO SECURE FABRIC

FENCE FABRIC

WOOD OR METAL STAKE

FENCE FABRIC

WOOD OR METAL STAKE

SHEET FLOW

SHEET FLOW

TRENCH METHOD

SLICE METHOD

GEOTEXTILE BAG

OVERFLOW HOLES

LOOPS SIZED FOR 1" REBAR.

USE REBAR FOR A HANDLE TO

EMPTY FILTER SACK AT A

SEDIMENT COLLECTION

LOCATION.

LOOPS SIZED FOR

RECTANGULAR BAR 2"X1/4".

LIFT FILTER BAG FROM INLET

USING RECTANGULAR BAR FOR

HANDLES.

2"X2"X3/4" RUBBER

BLOCK (TYP)

(FILTER SACK INSTALLED)

GRAB TENSILE STRENGTH

GRAB TENSILE ELONGATION

PUNCTURE

MULLEN BURST

TRAPEZOID TEAR

UV RESISTANCE

APPARENT OPENING SIZE

FLOW RATE

PERMITTIVITY

PROPERTIES              TEST METHOD        UNITS

ASTM D-4632

ASTM D-4632

ASTM D-4833

ASTM D-3786

ASTM D-4533

ASTM D-4355

ASTM D-4751

ASTM D-4491

ASTM D-4491

300 LBS

20 %

120 LBS

800 PSI

120 LBS

80 %

40 US SIEVE

40 GAL/MIN/SQ FT

0.55 SEC -1

GRAB TENSILE STRENGTH

GRAB TENSILE ELONGATION

PUNCTURE

MULLEN BURST

TRAPEZOID TEAR

UV RESISTANCE

APPARENT OPENING SIZE

FLOW RATE

PERMITTIVITY

PROPERTIES              TEST METHOD        UNITS

ASTM D-4632

ASTM D-4632

ASTM D-4833

ASTM D-3786

ASTM D-4533

ASTM D-4355

ASTM D-4751

ASTM D-4491

ASTM D-4491

LOW TO MODERATE FLOW GEOTEXTILE FABRIC SPECIFICATION TABLE MODERATE TO HIGH FLOW GEOTEXTILE FABRIC SPECIFICATION TABLE

265 LBS

20 %

135 LBS

420 PSI

45 LBS

90 %

20 US SIEVE

200 GAL/MIN/SQ FT

1.5 SEC -1

FRAME TO HOLD

FILTER BAG IN PLACE

1/4" BRIGHTLY

COLORED NYLON

ROPE EXPANSION

RESTRAINT

ISOMETRIC VIEW

SECTION VIEW

FOR USE ONLY IN PAVED AREAS WHERE SEDIMENT LOADS ARE EXPECTED TO

BE VERY LOW. FILTER SACK MUST HAVE OVERFLOW HOLES TO PREVENT

PONDING.

SECURE RECTANGULAR BAR TO OR UNDER

SURROUNDING SURFACE.

1/4" BRIGHTLY COLORED NYLON

ROPE EXPANSION RESTRAINT

FINISH

GRADE

NOTES:

1. GEOTEXTILE SHALL BE A WOVEN POLYPROPYLENE FABRIC THAT MEETS OR EXCEEDS REQUIREMENTS IN THE

SPECIFICATIONS TABLE.

2. PLACE AN OIL ABSORBENT PAD OR PILLOW OVER INLET GRATE WHEN OIL SPILLS ARE A CONCERN.

3. THE WIDTH, "W", OF THE FILTER SACK SHALL MATCH THE INSIDE WIDTH OF THE GRATED INLET BOX.

4. THE DEPTH, "D", OF THE FILTER SACK SHALL BE BETWEEN 18 INCHES AND 36 INCHES.

5. THE LENGTH, "L", OF THE FILTER SACK SHALL MATCH THE INSIDE LENGTH OF THE GRATED INLET BOX.

D

H

MAINTENANCE NOTES:

1. INLET PROTECTION DEVICES MUST BE INSPECTED FOR SEDIMENT ACCUMULATION WITHIN THE CATCH BASIN.

REMOVE TRAPPED SEDIMENT WHEN BRIGHTLY COLORED EXPANSION RESTRAINT CAN NO LONGER BE SEEN.

2. REMOVAL OF SEDIMENT ACCUMULATED IN OR ADJACENT TO A STORM DRAIN INLET MUST BEGIN

IMMEDIATELY UPON DISCOVERY, WITH COMPLETION OF THE ACTIVITY OCCURRING NO LATER THAN THE END

OF THE FOLLOWING BUSINESS DAY.

3. INLET PROTECTION DEVICES SHALL BE INSPECTED FOR UNINTENDED BYPASS OR IMPROPER FLOW-RATES

THAT MAY CAUSE DOWNSTREAM FLOODING.

4. CONTACT THE CIVIL ENGINEER FOR ALTERNATE INLET PROTECTION IF THE DESIGNED PROTECTION MAY

IMPACT DOWNSTREAM BMPS, ADJACENT SLOPES, ETC., DUE TO PONDING ISSUES.   ENSURE THAT NO

UNDERMINING OF INLET PROTECTION DEVICES HAS OCCURRED.

5. INLET PROTECTION DEVICES AND BARRIERS SHALL BE REPAIRED OR REPLACED IF THEY SHOW SIGNS OF

UNDERMINING OR DETERIORATION.

INLET GRATE

4"-6"

12"

6"

3"

6"

2.

5.

4.

3A.

3B.

1.

MANUFACTURER  NUMBER

NORTH AMERICAN GREEN     

EROSION CONTROL BLANKET

THE FOLLOWING BLANKET  MANUFACTURER

AND NUMBER OR APPROVED EQUAL MAY BE

USED FOR 4:1 TO 3:1 SLOPES.

EROSION CONTROL BLANKET

N.T.S.

NOTE:

ALL SLOPES 3:1 OR GREATER SHALL BE

FERTILIZED, SEEDED, AND EROSION

BLANKETS INSTALLED

NORTH AMERICAN GREEN     

NORTH AMERICAN GREEN     

OR APPROVED EQUAL

S75

SC250

C125 BN

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 AS SHOWN IN DETAIL 2. 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 MINIMUM 6" OVERLAP. 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 MANUFACTURER'S RECOMMENDATION FOR THE APPROPRIATE SLOPE BEING APPLIED.

PUBLIC ROAD

TEMPORARY CONSTRUCTION ENTRANCE

NOT TO SCALE

6" (MIN)

50' (MIN)

20' (MIN)

2"-3" COARSE AGGREGATE

GEOTEXTILE FABRIC TO STABILIZE

FOUNDATION (ESPECIALLY IMPORTANT

WHERE WETNESS IS ANTICIPATED

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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INSTALL LINE VALVE IN EXISTING 12" MAIN.

VERIFY DEPTH AND LOCATION IN FIELD.

CONNECT NEW 8" SEWER TO

EXISTING 8" SANITARY SEWER

CONTRACTOR TO VERIFY EXISTING

LOCATION AND DEPTH IN FIELD

CONNECT TO EXISTING

ELECTRIC RISER

INSTALL LINE VALVE IN EXISTING 12" MAIN.

VERIFY DEPTH AND LOCATION IN FIELD.

PRESSURE TAP

EXISTING GAS LINE

TELEPHONE SERVICE CONNECTION TO

EXISTING MICHIGAN BELL TELEPHONE

STR #101

PIPE #101 - 6" PVC

@ 1.00% (4'±)

PIPE #102 - 6" PVC

@ 1.00% (95'±)

STR #8

STR #17

STR #10

STR #9

STR #5

STR #3

STR #16

STR #7

STR #12STR #13

STR #6

STR #2

STR #4

STR #14

STR #15

STR #11

PIPE #9 - 12" RCP

@ 0.31% (29'±)

PIPE #8 - 12" RCP

@ 0.34% (79'±)

PIPE #7 - 15" RCP

@ 0.29% (268'±)

PIPE #6 - 15" RCP

@ 0.50% (22'±)

PIPE #5 - 18" RCP

@ 0.23% (181'±)

PIPE #4 - 18" RCP

@ 0.39% (92'±) PIPE #12 - 12" RCP

@ 0.33% (100'±)

PIPE #11 - 12" RCP

@ 0.31% (115'±)

PIPE #3 - 24" RCP

@ 0.25% (155'±)

PIPE #2 - 24" RCP

@ 0.42% (18'±)

PIPE #1 - 24" RCP

@ 0.46% (20'±)

PIPE #15 - 12" RCP

@ 0.23% (150'±)

PIPE #14 - 15" RCP

@ 0.21% (162'±)

PIPE #13 - 12" RCP

@ 0.47% (243'±)

PIPE #10 - 12" HDPE

@ 1.03% (50'±)

PIPE #20 - 6" PVC

@ 1.00% (53'±)

PIPE #21 - 6" PVC

@ 1.00% (107'±)
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PIPE #22 - 6" PVC

@ 1.00% (53'±)

INV=598.617

PIPE #26 - 4" PVC

@ 6.23% (22'±)

INV=596.494

PIPE #28 - 6" PVC

@ 0.79% (68'±)

PIPE #19 - 6" PVC

@ 2.56% (41'±)

A1,A2,A3,A4,A7

A1,A2,A3,A4,A7

A8

A8

A8,A9

A16

A15

A8

A8,A9

A9

A10,A11,A14

A13

A10,A12,A14

A16

A6

A5

A9

A8

A15

INV=595.650

INV=597.110

INV=597.349

INV=598.350

INV=599.297

INV=596.840

B1

(TYP.)

B2

(TYP.)

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B3

B4

B4

B4

B4

B4

B5

B5

B5

B5

B5

B5

B6

B7

B8

B8

B8

B8

B9

B10

B11

C2

C2

C3

C3

C11

C4

C5

C6

C7

C8

C9

C9

C9

C9

C9

C9

C10

C11

INV=596.000

1

2

3

4

5

PROP. TAPPING

SLEEVE & VALVE

PROP. TAPPING

SLEEVE & VALVE

PROP. 8" W.M.

C12

B4

B4

B6

B3

B3

STR #18

STR #20

STR #19

PIPE #16 - 12" HDPE

@ 1.71% (61'±)

PIPE #17 - 12" HDPE

@ 2.75% (38'±)

6

8"x8"x6" TEE

STORM CHART

#

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

STRUCTURE

FLARED END SECTION

AQUA SWIRL AS-5

48" MANHOLE

2X2 CB

2X2 CB

2X2 CB

2X2 CB

48" MANHOLE

2X2 CB

2X2 CB

2X2 CB

2X2 CB

2X2 CB

2X2 CB

2X2 CB

2X2 CB

FRP DROP OUT BOX

2X2 CB

2X2 CB

48" MANHOLE

RIM ELEV.

598.20

598.83

598.86

598.08

599.45

598.42

598.79

601.58

599.47

599.47

597.97

598.53

598.92

598.34

598.74

599.13

600.17

599.40

599.42

600.33

PIPE INV.

594.28 (24") E

594.37 (24") NE

594.37 (24") W

594.45 (24") SE

594.45 (12") NW

594.45 (24") SW

594.84 (18") NE

594.84 (12") E

594.84 (24") NW

595.20 (18") NE

595.20 (12") NW

595.76 (6") N

595.20 (18") SW

595.62 (15") SE

595.62 (15") NW

595.62 (18") SW

595.73 (15") NE

595.73 (15") NW

596.50 (12") E

596.50 (12") W

596.50 (15") SW

596.77 (12") N

596.77 (12") W

596.86 (12") S

594.97 (12") SE

595.53 (12") W

595.20 (12") E

595.20 (12") W

596.34 (12") SE

595.96 (4") E

595.96 (6") NE

595.96 (15") SE

596.85 (12") E

598.62 (12") SE

597.31 (4") SW

596.44 (12") N

596.45 (12") S

595.40 (12") S

595.40 (12") N

595.40 (12") E

SANITARY CHART

#

101

102

103

104

105

106

107

STRUCTURE

48" SANITARY MANHOLE

48" SANITARY MANHOLE

48" SANITARY MANHOLE

48" SANITARY MANHOLE

48" SANITARY MANHOLE

48" SANITARY MANHOLE

EX. 48" SANITARY MANHOLE

RIM ELEV.

600.96

601.69

600.41

600.78

600.90

599.20

600.91

PIPE INV.

595.96 (6") NW

593.52 (6") E

592.57 (6") W

592.57 (8") NE

590.81 (8") SW

590.81 (8") NE

589.06 (8") SW

589.06 (8") E

587.24 (8") W

587.24 (8") N

585.50 (8") S

585.50 (8") E

585.00 (8") W

585.00 (8") N

585.00 (8") S

A. TANKS AND PRODUCT PIPING DETAILS

1. CONTRACTOR SHALL FURNISH AND INSTALL ALL MATERIAL AS INDICATED ON STD-PQ, STD-TF, AND STD-DEF

SERIES DRAWINGS.

2. ALL NEW INSTALLATIONS AND MODIFICATIONS TO THE UNDERGROUND STORAGE TANK SYSTEM SHALL COMPLY

WITH PEI RP100-05, PEI RP300-09, API RP1615 AND ALL FEDERAL, STATE AND LOCAL CODES AND ORDINANCES.

3. TANKS SHALL BE ANCHORED PER STANDARD DRAWING STD-PQ-5.

4. BALLAST TANKS TO 90% FULL WITH CLEAN WATER. DO NOT BALLAST DEF TANKS WITH WATER. AFTER THE TANKS

HAVE BEEN PROPERLY COVERED BY OVERBURDEN AND BEFORE PRODUCT IS DELIVERED, THE CONTRACTOR

SHALL REMOVE ALL WATER. COORDINATE WITH OWNER'S REPRESENTATIVE FOR DELIVERY OF PRODUCT. ANY

WATER REMAINING IN TANKS AFTER PRODUCT DELIVERY SHALL BE REMOVED AND DISPOSED OF AT THE

CONTRACTOR'S EXPENSE.

5. BALLAST DIESEL EXHAUST FLUID (DEF) TANK 90% FULL WITH THE DEF PRODUCT. COORDINATE WITH OWNER'S

REPRESENTATIVE FOR DELIVERY OF PRODUCT.

6. INSTALL REMOTE FILL, AUTOMATIC TANK GAUGE, AND REMOTE VAPOR RECOVERY MANHOLES AND RELATED

EQUIPMENT PER PIPING PLAN AND STD-PQ SERIES DRAWING.

7. INSTALL TANK CONDUIT FROM TANK TO DISPENSER ELECTRICAL EQUIPMENT INSIDE BUILDING PER STD-PQ SERIES

DRAWINGS AND MANUFACTURER'S INSTRUCTIONS.

8. INSTALL VEEDER ROOT LINE LEAK DETECTION AND ATG SYSTEM, RELATED MANHOLES, CONDUITS, AND JUNCTION

BOXES PER DRAWING STD-EI-7 AND MANUFACTURER'S INSTRUCTIONS. INSTALL TANK INTERSTITIAL SENSORS

FURNISHED BY OWNER.

9. INSTALL TANK SUMP SENSORS FURNISHED BY OWNER.

10. PRODUCT PIPING LINE-UP AND FRONT SIDE "A" (F.S. "A") OF DISPENSERS SHALL BE AS SHOWN. PIPING AND

CONDUIT LOCATION AND SPACING UNDER DISPENSERS SHALL BE PER STD-PQ SERIES DRAWINGS.

11. INSTALL 2" DIRECT-BURY SOLID WALL PRODUCT PIPING (UPP DOUBLE WALL) PER MANUFACTURER'S

RECOMMENDATIONS AND SERIES STD-PQ DRAWINGS. THE PIPE, APPURTENANCES (INCLUDING BULKHEAD ENTRY

FITTINGS), AND MISC. MATERIALS NECESSARY TO ASSEMBLE SYSTEM SHALL BE OWNER SUPPLIED.

12. INSTALL 3" DIRECT-BURY SOLID WALL PRODUCT PIPING (UPP DOUBLE WALL) WITH 2" LATERALS TO EACH MASTER

OR MASTER/SATELLITE DISPENSER FOR TRUCK LANES PER MANUFACTURER'S RECOMMENDATIONS AND SERIES

STD-TF DRAWINGS. THE PIPE, APPURENTURES (INCLUDING BULKHEAD ENTRY FITTINGS), AND MISC. MATERIALS

NECESSARY TO ASSEMBLE SYSTEM SHALL BE OWNER SUPPLIED.

13. INSTALL  1" STAINLESS STEEL FLEXIBLE PRODUCT PIPING WITH HEAT TRACE WITHIN 4" ACCESS/CONTAINMENT

PIPE FOR DEF PIPING PER MANUFACTURER'S RECOMMENDATIONS AND STANDARD SERIES STD-DEF DRAWINGS.

THE PIPE, APPURTENANCES (INCLUDING BULKHEAD ENTRY FITTINGS), AND MISC. MATERIALS NECESSARY TO

ASSEMBLE SYSTEM SHALL BE OWNER SUPPLIED.

14. INSTALL SIPHON LINES PER DETAILS ON THE STD-PQ SERIES DRAWINGS.

15. INSTALL A SECOND FILL PIPE ON 20,000 GALLON TANKS PER DETAILS ON THE STD-PQ SERIES DRAWINGS.

16. SUPPLY AND INSTALL 2" SINGLEWALL FIBERGLASS VENT LINES AND RELATED EQUIPMENT. CONTRACTOR TO

LOCATE VENT STACKS A MINIMUM OF 10' AWAY FROM ELECTRICAL EQUIPMENT AND EXISTING BUILDING

STRUCTURES.

B. STORM PIPING

1. A CLEANOUT SHALL BE INCLUDED AT EVERY CANOPY COLUMN WITH A DOWNSPOUT THAT IS CONNECTED TO THE STORM DRAINAGE SYSTEM

AS INDICATED PER DRAWING STD-SB-1.

2. BUILDING DOWNSPOUTS SHALL BE CONNECTED TO STORM DRAINAGE SYSTEM AS INDICATED.

3. SUPPLY AND INSTALL STORM DRAINAGE PIPING AS SHOWN PER STANDARD DRAWING SERIES STD-PS.

4. SUPPLY AND INSTALL (7) STANDARD DUTY CATCH BASINS, WITH SPIDER DRAINS, INCLUDING CONCRETE COLLAR IF IN ASPHALT PAVEMENT

PER DRAWING #STD-PS-1.

5. SUPPLY AND INSTALL (7) HEAVY DUTY CATCH BASINS, WITH SPIDER DRAINS, INCLUDING CONCRETE COLLAR IF IN ASPHALT PAVEMENT PER

DRAWING #STD-PS-1.

6. SUPPLY AND INSTALL (2) STANDARD DUTY MANHOLE, INCLUDING CONCRETE COLLAR IF IN ASPHALT PAVEMENT, PER DRAWING STD-PS-1.

7. SUPPLY AND INSTALL (1) HEAVY DUTY MANHOLE, INCLUDING CONCRETE COLLAR IF IN ASPHALT PAVEMENT, PER DRAWING STD-PS-1.

8. SUPPLY AND INSTALL CLEAN OUTS AT LOCATIONS SHOWN PER DRAWING STD-PS-1 AND STD-SB-1.

9. REGIONAL PUD DETENTION AGREEMENT TO BE HANDLED BY DEVELOPER.  SEE PLANS BY NEDERVELD ENGINEERING FOR FURTHER DETAIL.

OUTFALL FLARED END SECTION TO BE COORDINATED WITH DRAIN COMMISSION PER DEVELOPER'S CIVIL CONSULTANT, AN ELEVATION OF

594.28 IS FEASIBLE.  SEE FLARED END SECTION & RIP-RAP AS SHOWN AND PER DRAWING 1830-CU5.

10. SUPPLY AND INSTALL (68 LF) SLOTTED DRAIN PER DRAWING STD-PS-2.

11. SUPPLY AND INSTALL WATER QUALITY TREATMENT STRUCTURE (AQUASWIRL BY AQUASHEILD) PER MANUFACTURER'S SPECIFICIATIONS.  SEE

DETAIL ON SHEET 1830-CU2.

C. UTILITIES

1. VERIFY ALL SERVICE UTILITY ROUTINGS WITH OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION. VERIFY ALL UTILITY CLEARANCES ARE

MAINTAINED PER LOCAL CODE.

2. ALL WORK WITHIN RIGHT-OF-WAY SHALL CONFORM TO GOVERNING STATE AND/OR LOCAL SPECIFICATIONS.

3. SITE CONTRACTOR TO BRING UTILITIES WITHIN 5' OF BUILDING AT LOCATIONS SHOWN. COORDINATE ALL BUILDING UTILITY CONNECTIONS

WITH BUILDING DRAWINGS.

4. CONTRACTOR SHALL FURNISH AND INSTALL 2" COPPER WATER LINE FROM METER TO NEW 2" TAP. CONTRACTOR SHALL INSTALL THE WATER

LINE FROM THE METER TO THE BUILDING SERVICE PER THE BUILDING DRAWINGS. CONTRACTOR SHALL COORDINATE INSTALLATION WITH

WATER COMPANY.

5. LOCAL GAS COMPANY SHALL FURNISH AND INSTALL 1.25" GAS LINE FROM METER TO NEW TAP. THE CONTRACTOR SHALL INSTALL THE GAS

LINE FROM THE METER TO THE BUILDING SERVICE PER THE BUILDING DRAWINGS. CONTRACTOR SHALL COORDINATE INSTALLATION WITH GAS

COMPANY.

6. CONTRACTOR SHALL FURNISH AND INSTALL (1) 2" PVC CONDUIT WITH PULL STRING FROM TELEPHONE SERVICE CONNECTION TO BUILDING.

7. NEW UNDERGROUND 120/208V THREE PHASE ELECTRIC SERVICE SHALL BE INSTALLED PER BUILDING DRAWINGS.  CONTRACTOR SHALL

INSTALL CONDUITS AND CONDUCTORS FROM PAD MOUNTED TRANSFORMER TO BUILDING. CONTRACTOR SHALL SUPPLY AND INSTALL

CONDUITS FOR PRIMARY POWER AS SPECIFIED BY LOCAL POWER COMPANY FROM POWER POLE TO TRANSFORMER. PRIMARY POWER

CONDUCTORS SUPPLIED AND INSTALLED BY LOCAL POWER COMPANY.

8. INSTALL CONCRETE TRANSFORMER PAD AT LOCATION INDICATED PER REQUIREMENTS OF LOCAL POWER COMPANY, INCLUDING ANY

REQUIRED BOLLARDS.

9. INSTALL 6" PVC SANITARY SEWER LINE FROM BUILDING TO APPROPRIATE SERVICE LATERAL PER FIELD CONDITIONS. MINIMUM SLOPE SHALL

BE 1.0%.  INSTALL CLEAN-OUTS EVERY 100' ALONG SEWER LINE.

10. PROVIDE AND INSTALL AIR HOSE AND REEL PER MANUFACTURERS RECOMMENDATION AND DETAILS ON STD-SS DRAWINGS(REQUIRED ON

TRUCK ISLANDS). AIR SERVICE TO TRUCK LINES WILL BE SUPPLIED FROM AIR COMPRESSOR IN STORAGE BUILDING.

11. FURNISH AND INSTALL FREEZELESS YARD HYDRANT PER DETAIL ON DRAWING STD-QS-1 (REQUIRED ON TRUCK ISLANDS). RUN TYPE “K” 3/4"

COPPER WATER LINE PER CHART ON BLDG DWG P-3 BUILDING TO HYDRANTS.

12. CONTRACTOR SHALL FURNISH AND INSTALL 6" PVC WATER SERVICE LINE FROM NEW 8" WATER MAIN TO 6" FIRE HYDRANT ASSEMBLY.

UTILITY CROSSING SCHEDULE

NO. UTILITY ELEVATION CLEARANCE

1

PR. 6" STM B/PIPE = 597.14'

3.59'

PR. 6" SAN T/PIPE = 593.55'

2

PR. 6" STM B/PIPE = 596.59'

3.28'

PR. 6" SAN T/PIPE = 593.31'

3

PR. 18" STM B/PIPE = 595.45'

2.53'

PR. 6" SAN T/PIPE = 592.92'

4

PR. 12" STM B/PIPE = 596.57'

7.12'

PR. 8" SAN T/PIPE = 589.45'

5

PR. 12" STM B/PIPE = 596.81'

8.00'

PR. 8" SAN T/PIPE = 588.81'

5

PR. 12" STM B/PIPE = 596.03'

1.5'

PR. 8" W T/PIPE = 594.53'

CONTRACTOR SHALL VERIFY INVERT ELEVATIONS AND OTHER CRITICAL DIMENSIONS LISTED ON

THESE DRAWINGS WHERE UTILITY TIE-INS ARE TO BE MADE. VERIFICATION SHALL BE

COMPLETED PRIOR TO INSTALLATION OF NEW UTILITIES. ANY SIGNIFICANT DISCREPANCIES

SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE.

STM

SAN

OHE

W

G

NEW PRODUCT PIPING

NEW VENT PIPING

OVERHEAD ELECTRIC

LINE

WATER LINE

GAS LINE

SANITARY SEWER

STORM SEWER

PIPING & UTILITIES LEGEND

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

UGE

UNDERGROUND

ELECTRIC LINE

OHT

OVERHEAD

TELEPHONE LINE

UGT

UNDERGROUND

TELEPHONE LINE
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.
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SURVEY PROVIDED BY

INLAND SEAS ENGINEERING
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1 - 2 - 3 - 4 - 5 - 6 - 7 - 8 - 9 PROFILE

Scale: 1" = 40' Horiz.; 1" = 10' Vert.
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12 - 13 - 4 PROFILE

Scale: 1" = 40' Horiz.; 1" = 10' Vert.
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15 - 6 PROFILE

Scale: 1" = 40' Horiz.; 1" = 10' Vert.
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16 - 8 PROFILE

Scale: 1" = 40' Horiz.; 1" = 10' Vert.
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14 - 5 PROFILE

Scale: 1" = 40' Horiz.; 1" = 10' Vert.
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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CONTRACTOR SHALL VERIFY INVERT ELEVATIONS AND OTHER CRITICAL DIMENSIONS LISTED ON

THESE DRAWINGS WHERE UTILITY TIE-INS ARE TO BE MADE. VERIFICATION SHALL BE

COMPLETED PRIOR TO INSTALLATION OF NEW UTILITIES. ANY SIGNIFICANT DISCREPANCIES

SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016



Aqua-Swirl Concentrator Model AS-5 PCS Standard Detail

* Please see accompanied  Aqua-Swirl

   specification notes.

* See Site Plan for actual system orientation.

** Orientation may vary from 90°, 180°, or

      custom angles to meet site conditions.

Backfill shall extend at least 18

inches [457 mm] outward from

Swirl Concentrator and for the

full height of the Swirl

Concentrator (including riser)

extending laterally to

undisturbed soils. (See MH

Detail Below)

Pipe coupling

by Contractor.

12" long Stub-out

by Manufacturer.

STORMWATER TREATMENT SOLUTIONS

Phone (888) 344-9044  

www.aquashieldinc.com

™

Vent

Arched

Baffle

Slide riser over top ring

and bolt in 4 places

Riser

68.0000"

 [1727 mm]

104.0000"

 [2642 mm]

Swirl Inlet
Swirl Outlet

Bedding

Undisturbed Soil

Backfill

6.0000"

 [152 mm]

18.0000"

 [457 mm]

Section A-A

Plan View

72.0000"

[1829 mm]

72.0000"

[1829 mm]

I
n
l
e
t

12.0000"

 [305 mm] PCS Max

12.0000"

 [305 mm] PCS Max

Outlet

A

Vent

Arched Baffle

Octagonal Base Plate

A

Ø60.0000"

 [Ø1524 mm]

Pipe coupling

by Contractor.

12" long Stub-out

by Manufacturer.

Grade (Rim)

30.0000"

 [762 mm]

Rim elevations to match finished

grade.  PCS risers should NOT be field

cut by Contractor.

Manhole Frame and

Cover by Manufacturer.

(See Details)

5.0000"

 [127 mm] MH Frame

Varies

Varies

90°**

3 5/8"

 [91 mm]

3/8"

 [10 mm]

13/16"

 [20 mm]

Manhole Frame & Cover Detail

NTS

For Non-Traffic Areas Only

Soil

13/16"

 [20 mm]

Unless other traffic barriers are present,

bollards shall be placed around access riser(s)

in non-traffic areas to prevent inadvertent

loading by maintenance vehicles.

Soil

Place small amount of

concrete [3,000 psi [20

MPa] (min)] to support

and level manhole frame.

DO NOT allow manhole

frame to rest upon riser.

Riser

Frame

Cover

38 3/8"

 [975 mm] Min.

9 5/8"

 [244 mm]

Wrap Compressible Expansion

Joint Material to a minimum

1-inch [25 mm] thickness around

top of riser to allow transfer of

inadvertent loading from

manhole cover to concrete slab.

Backfill (90%

Proctor Density)

Concrete Concrete

6 3/8"

 [163 mm]

Gravel Backfill Gravel Backfill

3.6000

Cover

Frame

1" [25 mm] Thick

Expansion Joint

Material

30" [762 mm]

Riser

#4 [13 mm] Rebar

@ 6" [152 mm]

Each Way

11.2000

0.4000

3,000 psi [20 MPa]

(min) Concrete

Manhole Frame & Cover Detail

For Traffic Loading Areas

NTS

If traffic loading (H-20) is required or anticipated, a 4-foot [1.22 m]

diameter, 14-inch [356 mm] thick reinforced concrete pad must be

placed over the Stormwater Treatment System Riser to support and

level the manhole frame, as shown.  The top of riser pipe must be

wrapped with compressible expansion joint material to a minimum

1-inch [25 mm] thickness to allow transfer of wheel loads from

manhole cover to concrete slab.  Manhole cover shall bear on concrete

slab and not on riser pipe.  The concrete slab shall have a minimum

strength of 3,000 psi [20 MPa] and be reinforced with #4 [13 mm]

reinforcing steel as shown.  Minimum cover over reinforcing steel shall

be 1-inch [25 mm].  Top of manhole cover and concrete slab shall be

level with finish grade.

Backfill (90%

Proctor Density)

38.4000

Aqua-Swirl Polymer Coated Steel (PCS)

Stormwater Treatment System

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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CONTRACTOR SHALL VERIFY INVERT ELEVATIONS AND OTHER CRITICAL DIMENSIONS LISTED ON

THESE DRAWINGS WHERE UTILITY TIE-INS ARE TO BE MADE. VERIFICATION SHALL BE

COMPLETED PRIOR TO INSTALLATION OF NEW UTILITIES. ANY SIGNIFICANT DISCREPANCIES

SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

AQUA-SWIRL™ PCS SPECIFICATION NOTES:

1.  MANUFACTURER SHALL BE RESPONSIBLE FOR COMPLETE ASSEMBLY OF SWIRL CONCENTRATOR.

2.  POLYMER COATED STEEL (PCS) SWIRL CONCENTRATOR SHALL BE FABRICATED FROM POLYMER PRE-COATED STEEL SHEET FOR CORRUGATED STEEL PIPE, AND SHALL COMPLY WITH ASTM A 760 AND ASTM A 742.

3.  STUB OUTS AND INTERNAL COMPONENTS SHALL BE SUPPLIED BY MANUFACTURER AND MIG WELDED USING ACCEPTED WELDING PRACTICES.

4.  MANUFACTURER SHALL SUPPLY DIRECT ACCESS TO SWIRL CONCENTRATOR VIA 30-INCH ID RISER(S).  RISER SHOULD NOT BE FIELD CUT BY CONTRACTOR, RISER SHOULD MAINTAIN ITS FINISH CUT LENGTH AS SUPPLIED BY

MANUFACTURER TO MATCH FINAL GRADE PER APPROVED SITE ELEVATIONS (AS INDICATED ON APPROVED SHOP DRAWING).  IF NECESSARY TO EXTEND RISER, CONTRACTOR SHOULD USE ADJUSTING RINGS TO BRING TOP OF STRUCTURE

TO GRADE.

5.  CONTRACTOR SHALL SUPPLY PIPE COUPLINGS TO AND FROM SWIRL CONCENTRATOR, WHICH SHALL BE MAR-MAC, FERNCO, OR MISSION STYLE FLEXIBLE BOOT WITH STAINLESS STEEL TENSION BANDS AND SHEAR GUARD. MAR-MAC

COUPLINGS SHOULD BE USED FOR CONNECTIONS TO CORRUGATED PLASTIC PIPE AND ARE RECOMMENDED FOR USE WITH LARGER DIAMETER PIPE (E.G. 24" ID AND LARGER). A CONCRETE CRADLE IS RECOMMENDED BENEATH MAR MAC'S

TO PREVENT JOINT MOVEMENT.

6.  CONTRACTOR SHALL PREPARE EXCAVATION AND OFF-LOAD SWIRL CONCENTRATOR.  CONTRACTOR IS RESPONSIBLE FOR BEDDING AND BACKFILL AROUND SWIRL CONCENTRATOR AS DETAILED ON SITE PLAN.  (SEE NOTES 11 AND 12)

7.  MANUFACTURER SHALL SUPPLY STANDARD MANHOLE FRAME(S) AND COVER(S).  (TRAFFIC RATED H20)

8.  WHERE TRAFFIC LOADING (H-20) IS REQUIRED OR ANTICIPATED, A 4-FOOT DIAMETER, 14-INCH THICK REINFORCED CONCRETE PAD MUST BE PLACED OVER THE SWIRL CONCENTRATOR TO SUPPORT AND LEVEL THE MANHOLE FRAME.

THE TOP OF RISER PIPE MUST BE WRAPPED WITH COMPRESSIBLE EXPANSION JOINT MATERIAL TO A MINIMUM 1-INCH THICKNESS TO ALLOW TRANSFER OF WHEEL LOADS FROM MANHOLE COVER TO CONCRETE SLAB.  MANHOLE COVER

SHALL BEAR ON CONCRETE SLAB AND NOT ON RISER PIPE.  THE CONCRETE SLAB SHALL HAVE A MINIMUM STRENGTH OF 3,000 PSI AND BE REINFORCED WITH #4 REINFORCING STEEL (PER DRAWING).  MINIMUM COVER OVER REINFORCING

STEEL SHALL BE 1-INCH.  TOP OF MANHOLE COVER AND CONCRETE SLAB SHALL BE LEVEL WITH FINISH GRADE.

9.  UNLESS OTHER TRAFFIC BARRIERS ARE PRESENT, BOLLARDS SHALL BE PLACED AROUND ACCESS RISERS IN NON-TRAFFIC AREAS TO PREVENT INADVERTENT LOADING BY MAINTENANCE VEHICLES.  SAMPLE OF TYPICAL BOLLARD

INSTALLATION DETAIL AND RECOMMENDED LOCATIONS OF BOLLARDS AROUND THE SWIRL CONCENTRATOR CAN BE PROVIDED UPON REQUEST.

10.  WHERE HIGH GROUNDWATER ELEVATIONS ARE PRESENT OR ANTICIPATED, CONTRACTOR SHALL SUPPLY CONCRETE ANTI-FLOATATION PAD UNDERNEATH AND POURED OVER THE OCTAGONAL BASE PLATE OF THE SWIRL (SEE

ANTI-FLOATATION BASE DETAIL) TO PREVENT BUOYANCY AND BASE PLATE DEFLECTION (DETAILS, IF NECESSARY, AVAILABLE UPON REQUEST).

11.  EXCAVATION AND BEDDING - THE TRENCH AND TRENCH BOTTOM SHALL BE CONSTRUCTED IN ACCORDANCE WITH ASTM A 798 SECTION 5, TRENCH EXCAVATION, SECTION 6, FOUNDATION, AND SECTION 7, BEDDING.  THE PCS SWIRL

CONCENTRATOR SHALL BE INSTALLED ON A STABLE BASE CONSISTING OF AT LEAST 6-INCHES OF FINE, READILY COMPACTED SOIL OR GRANULAR FILL MATERIAL, AND COMPACTED TO 95% PROCTOR DENSITY.  BEDDING SHALL NOT CONTAIN

STONES RETAINED ON A 3-INCH RING, FROZEN LUMPS, HIGHLY PLASTIC CLAY, ORGANIC MATERIAL, CORROSIVE MATERIAL, OR OTHER DELETERIOUS FOREIGN MATERIALS.  ALL REQUIRED SAFETY PRECAUTIONS FOR SWIRL CONCENTRATOR

INSTALLATION ARE THE RESPONSIBILITY OF THE CONTRACTOR AND SHALL BE PER OSHA APPROVED METHODS.

12.  BACKFILL REQUIREMENTS - BACKFILL MATERIALS SHALL BE FINE, READILY COMPACTED SOIL OR GRANULAR FILL MATERIAL, AND COMPACTED TO 90% PROCTOR DENSITY.  PROCESSED GRANULAR MATERIALS WITH EXCELLENT

STRUCTURAL CHARACTERISTICS ARE PREFERRED.  COARSE GRAINED SOILS OF USCS GROUPS GW, GP, GM, GC, SW, AND SP AS DESCRIBED IN ASTM D 2487 ARE GENERALLY ACCEPTABLE MATERIALS WHEN COMPACTED TO 90% PROCTOR

DENSITY.  BACKFILL SHALL NOT CONTAIN STONES RETAINED ON A 3-INCH RING, FROZEN LUMPS, HIGHLY PLASTIC CLAY, ORGANIC MATERIAL, CORROSIVE MATERIAL, OR OTHER DELETERIOUS FOREIGN MATERIALS.  BACKFILLING SHALL

CONFORM TO ASTM A 798, SECTION 10, STRUCTURAL BACKFILL PLACEMENT.  BACKFILL SHALL BE PLACED IN 6 TO 12 INCH LAYERS OR “LIFTS” AND COMPACTED BEFORE ADDING THE NEXT LIFT.  BACKFILL SHALL EXTEND AT LEAST 18 INCHES

OUTWARD FROM SWIRL CONCENTRATOR AND FOR THE FULL HEIGHT OF THE SWIRL CONCENTRATOR (INCLUDING RISER(S)) EXTENDING LATERALLY TO UNDISTURBED SOILS.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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PIPE #103 - 8" PVC

@
 1.00% (176'±)

MANHOLE #103

RIM = 600.41

8" INV. = 590.81 (SW)

8" INV. = 590.81 (NE)

PIPE #104 - 8" PVC

@
 1.00% (175'±)

MANHOLE #104

RIM = 600.78

8" INV. = 589.06 (SW)

8" INV. = 589.06 (E)

PIPE #105 - 8" PVC

@
 1.00% (182'±)

MANHOLE #105
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PIPE #106 - 8" PVC

@
 1.00% (175'±)

MANHOLE #106
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8" INV. = 585.50 (S)

8" INV. = 585.50 (E)

PIPE #107 - 8" PVC

@
 1.00% (50'±)

PROPOSED GRADE

PROPOSED 12" STM

6.7'

PROPOSED 12" STM

7.6'

2.2'

5.9'

PROPOSED 2"

WATERLINE

EXISTING GRADE

EX. MANHOLE #107
RIM = 600.91

8" INV. = 585.00 (W)
8" INV. = 585.00 (N)
8" INV. = 585.00 (S)

CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.
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CONTRACTOR SHALL VERIFY INVERT ELEVATIONS AND OTHER CRITICAL DIMENSIONS LISTED ON

THESE DRAWINGS WHERE UTILITY TIE-INS ARE TO BE MADE. VERIFICATION SHALL BE

COMPLETED PRIOR TO INSTALLATION OF NEW UTILITIES. ANY SIGNIFICANT DISCREPANCIES

SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE.

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016
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CONTRACTOR SHALL REVIEW THE
COMPLETE DRAWING SET AND NOTIFY THE
DESIGN PROFESSIONAL IN WRITING PRIOR
TO CONSTRUCTION, IF ANY DISCREPANCIES

ARE FOUND WITHIN THE DRAWINGS OR
WITH ACTUAL FIELD CONDITIONS.

CONTRACTOR SHALL VERIFY INVERT ELEVATIONS AND OTHER CRITICAL DIMENSIONS LISTED ON

THESE DRAWINGS WHERE UTILITY TIE-INS ARE TO BE MADE. VERIFICATION SHALL BE

COMPLETED PRIOR TO INSTALLATION OF NEW UTILITIES. ANY SIGNIFICANT DISCREPANCIES

SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE.
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TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.
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NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.
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BUILDING READERBOARD O V
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SIGNAGE

REF. LET. LOCATION MESSAGE ILLUMINATION DIMENSION AREA

BUILDING - SEE GRAPHICS CONTROL DRAWING

A1 BUILDING WALL READER BOARD ILLUMINATED 5' x 8' 40.0 SF
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CANOPY - SEE GRAPHICS CONTROL DRAWING

B
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GROUND MOUNT - SEE SIGN DRAWING
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G1 AUTO ENTRANCE "AUTO ENTRANCE" ILLUMINATED 5.0 SF

G2 AUTO ENTRANCE "AUTO ENTRANCE" ILLUMINATED 5.0 SF

H AUTO EXIT "AUTO EXIT" ILLUMINATED 5.0 SF

I AUTO/TRUCK EXIT "AUTO/TRUCK EXIT" ILLUMINATED 5.0 SF

J TRUCK ENTRANCE "TRUCK ENTRANCE" ILLUMINATED 5.0 SF

K TRUCK ENTRANCE

"TRUCK ENTRANCE

172ND AVE"

ILLUMINATED 5.0 SF

L AUTO/TRUCK ENTRANCE
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M AUTO/TRUCK "AUTO/TRUCK" ILLUMINATED 5.0 SF

N TRUCK EXIT "TRUCK EXIT" ILLUMINATED 5.0 SF

O TRUCK EXIT "TRUCK EXIT" ILLUMINATED 5.0 SF

GROUND MOUNT TOTAL 122.0 SF

SITE TOTAL 317.0 SF
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

5'x8' READER BOARD

ALIGN UPPER EDGE WITH

TOP OF WINDOW

RED TRIM

SIGN TO BE SINGLE FACED AND INTERNALLY ILLUMINATED,

FURNISHED BY OWNER, AND INSTALLED BY CONTRACTOR.

THIS SIGN IS TYPICALLY LOCATED ON THE BUILDING FRONT,

ON THE END HAVING THE WALK-IN COOLER.

TOTAL SIGN AREA = 40 SQ. FT.

READERBOARD SIGN NOTES

READER BOARD
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LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL
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THE START OF ANY CONSTRUCTION.
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BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD

TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT

GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.
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CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD
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GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND

STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES

ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES

THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR

DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL

DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO

THE START OF ANY CONSTRUCTION.

SURVEY PROVIDED BY

INLAND SEAS ENGINEERING

DATED: 02/03/2016





N
O

.
R

E
V

I
S

I
O

N
S

SCALE

DESIGN TEAM

P.MGR.

DGNR.

RVWR.

D
A

T
E

R
E

V
I
E

W
E

R
P

R
O

J
.
 
M

G
R

.

D
A

T
E

D
A

T
E

D
E

S
I
G

N
E

R

DATE

STORE OR

BLDG NO.

VERSION OR

ID NO.

DRWG. NO.

T
h
i
s
 
d
r
a
w

i
n
g
 
i
s
 
t
h
e
 
p
r
o
p
e
r
t
y
 
o
f
 
S

p
e
e
d
w

a
y
 
a
n
d
 
i
s
 
n
o
t
 
t
o
 
b
e
 
u
s
e
d

o
r
 
r
e
p
r
o
d
u
c
e
d
 
w

i
t
h
o
u
t
 
e
x
p
r
e
s
s
e
d
 
w

r
i
t
t
e
n
 
c
o
n
s
e
n
t
 
o
f
 
S

p
e
e
d
w

a
y
.

P
R

O
J
E

C
T

 
N

O
.

W:\PROJECTS\SPEEDWAY\_CIVIL\751771-GRAND HAVEN, MI #1830\03-CIVIL\PLAN\PLOT SHEETS\DP2\1830_CP-2.DWG - 2/5/2016 5:57:53 PM

NO SCALE

7
5

1
7

7
1

R
E

T
A

I
N

I
N

G
 
W

A
L

L
 
A

N
D

F
E

N
C

E
 
D

E
T

A
I
L

S

N
E

W
 
B

U
I
L
D

U
S

 
3

1
 
&

 
H

A
Y

E
S

 
S

T
R

E
E

T

O
T

T
A

W
A

 
C

O
U

N
T

Y

G
R

A
N

D
 
H

A
V

E
N

,
 
M

I

1830

72526

J. STEIGERWALD
02/08/2016

M. BERGMAN 02/08/2016

R. MATKO 02/08/2016

1830-CP-2

0

. . . . . .

I
N

I
T

I
A

L
 
D

P
2
 
S

U
B

M
I
T

T
A

L

. . . . . .

J
M

S

0
2
/
0
8
/
2
0
1
6

. . . . . .

. . . . . . .

. . . . . . .











parkd
Text Box
SURVEY CREATED ON 24"x36" LAYOUT. FOR PURPOSE OF THIS PLAN SET, THE SHEET WAS REDUCED TO A 22"x34" SHEET SIZE. AS A RESULT, DRAWING IS NOT TO SCALE.
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SURVEY CREATED ON 24"x36" LAYOUT. FOR PURPOSE OF THIS PLAN SET, THE SHEET WAS REDUCED TO A 22"x34" SHEET SIZE. AS A RESULT, DRAWING IS NOT TO SCALE.



FOOTCANDLE LEVELS CALCULATED AT GRADE USING PREDICTED LUMEN VALUES AFTER 25K HRS OF OPERATION

NORTH
GRAPHIC SCALE IN FEET

0 30 60 90 120

AREA LIGHTS WITH 17 FT. MOUNTING HEIGHT SHALL BE
MOUNTED TO 15 FT. POLES ON 2 FT. CONCRETE BASES.
AREA LIGHTS WITH 29 FT. MOUNTING HEIGHT SHALL BE
MOUNTED TO 27 FT. POLES ON 2 FT. CONCRETE BASES.

LUMINAIRE SCHEDULE

SYMBOL QTY LABEL ARRANGEMENT LUMENS LLF TOTAL WATTS MANUFACTURER DESCRIPTION

5 A3 SINGLE 14095 0.970 695 BXSPCHT3MEF57K-ULBZ

2 A3-290 2 @ 90 DEGREES 14095 0.970 556 BXSPCHT3MEF57K-ULBZ + PD-2H4(90)

2 A3B SINGLE 11746 0.970 278 BXSPCHT3MEF57K-ULBZ w/ XA-SP2BLS

1 A4 SINGLE 14251 0.970 139 BXSPCHT4MEF57K-ULBZ

7 A4B-290 2 @ 90 DEGREES 11119 0.970 1946 BXSPCHT4MEF57K-ULBZ  W/ XA-SP2BLS

28 C7 SINGLE 13251 0.990 3752 CREE, INC. CAN-304-SL-RS-06-E-UL-WH-700

12 C7B SINGLE 13251 0.990 1608 CREE, INC. CAN-304-SL-RS-06-E-UL-BZ-700

12 S4 SINGLE 4620 1.000 503.76 CPY250-A-DM-F-C-UL-WH

4 W3 SINGLE 4031 1.020 171.84 XSPWA03MC-UZ

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

LUMINAIRE LOCATION SUMMARY

LUM NO LABEL MOUNTING HEIGHT

1 - 4 A3 17

5 A3 29

6, 7 A3-290 17

8, 9 A3B 29

10 A4 17

11 - 17 A4B-290 29

18 - 45 C7 14

46 - 57 C7B 16.5

58 - 69 S4 12

70 - 73 W3 12

CALCULATION SUMMARY

LABEL AVG MAX MIN AVG/MIN MAX/MIN

SITE PAVED AREA 3.75 26.8 0.3 9.38 67.00

UNDEFINED 0.46 17.6 0.0 N.A. N.A.

UNDER CAR CANOPY 49.56 64 25 1.98 2.56

UNDER TRUCK CANOPY 45.00 64 12 3.75 5.33

0.9 1.3 1.0 0.6 0.6 0.6 0.5

1.5 1.0 1.1 0.9 0.8

2.2 2.1 1.5 1.1

3.1 3.0 2.0 1.4

3.8 3.4 3.1 2.3

4.4 4.2 4.0 3.9 3.0

1.0 1.3 1.5 2.9 3.4 3.5 3.4 3.0 2.3

2.4 4.4 8.4 9.8 7.1 4.5 2.3 1.8 2.0 1.7 2.1 2.7 3.1 3.3 2.5 2.0

3.2 3.2 3.2 3.6 4.8 6.1 6.8 5.0 3.5 2.4 1.8 1.9 1.8 2.1 2.1 2.4 2.9 2.6 2.5

5.0 6.2 7.6 9.4 7.9 5.0 3.3 2.7 2.0 1.6 1.4 1.3 1.3 1.6 2.0 1.9 2.2 2.4 2.2 2.6

9.2 8.5 16.0 13.0 5.1 1.8 1.2 1.1 2.5 4.2 2.8

11.4 8.9 14.6 9.8 2.4 1.5 1.9 1.7 1.1 4.4 3.0

4.7 7.9 9.6 23.6 9.9 2.3 2.3 3.5 2.6 1.6 4.8 2.9 2.3

2.1 3.6 6.2 16.3 22.7 6.2 2.8 3.5 6.4 4.2 2.4 3.0 2.5 2.1

1.8 2.5 4.0 8.7 25.4 13.6 3.4 3.3 6.5 9.6 5.3 2.1 2.1 2.6 2.0

2.9 3.4 4.8 16.1 22.6 6.5 3.3 3.8 5.7 12.9 1.2 1.8 2.4 2.3 1.8

4.5 4.8 4.9 8.9 26.8 13.1 3.8 3.2 4.2 5.2 5.1 0.9 1.0 1.4 2.1 2.3 1.9 1.5

8.4 6.1 5.6 16.8 21.8 6.1 3.0 2.6 3.2 3.2 3.3 1.7 1.1 1.2 1.5 1.7 2.4 2.3 2.1 1.7

13.1 7.6 5.6 9.8 12.2 3.6 2.4 2.3 3.7 5.8 5.5 3.1 1.4 1.8 2.6 2.7 2.5 1.7

6.3 6.5 6.0 17.6 20.4 5.6 2.7 2.1 3.1 9.1 15.9 10.6 2.0 2.4 3.2 3.4 3.6 1.0

2.7 4.7 5.1 10.2 11.3 3.5 2.2 2.3 5.6 13.2 13.7 3.3 3.5 3.6 4.1 4.3 0.6 0.4

2.4 3.8 5.7 18.4 19.1 5.3 2.6 2.1 3.4 10.1 6.4 5.2 4.2 4.0 4.0 4.3 1.2 0.5

1.4 2.5 3.7 10.6 10.4 3.5 2.2 2.4 6.2 16.2 6.8 6.3 3.6 2.7 3.1 3.3 3.6 1.5

1.9 2.6 3.5 4.7 17.8 18.3 5.3 2.8 2.3 3.7 11.0 6.0 5.4 2.2 1.7 2.4 3.0 2.6 2.9 1.9 1.3

4.3 5.1 3.4 7.0 10.8 4.2 2.7 2.8 6.4 15.2 6.9 5.7 3.2 1.4 1.3 1.6 1.8 1.8 2.6 2.8 1.8

4.3 5.8 3.4 6.9 17.8 7.0 4.1 2.6 3.9 12.2 7.4 4.7 1.7 1.0 1.0 1.1 1.1 1.3 1.9 2.4 1.8 1.4

5.7 3.9 3.4 6.6 12.7 11.1 7.8 5.5 3.0 6.6 14.4 4.8 7.0 2.8 1.0 0.7 0.8 1.0 1.1 1.3 1.9 2.3 2.4 1.3

5.9 4.0 2.6 2.5 3.6 7.0 9.5 11.6 18.7 3.8 8.3 8.2 4.6 1.5 0.7 0.6 0.7 0.8 1.1 1.4 2.2 3.1 3.2 3.6 2.9 0.8

4.2 3.8 2.8 2.1 2.7 4.8 9.5 13.6 5.0 5.8 14.5 5.7 7.2 2.8 1.0 0.6 0.5 0.6 0.7 1.0 1.4 2.2 3.2 3.4 4.1 5.0 1.3 1.4

1.4 1.4 1.4 2.2 4.8 7.8 9.2 14.0 9.6 5.1 3.4 5.5 10.2 13.9 8.8 5.3 2.0 0.8 0.6 0.5 0.6 0.7 0.9 1.3 2.0 3.1 3.7 4.1 3.6 1.6 1.4

0.8 1.4 2.6 3.7 4.9 6.5 6.8 4.0 3.2 3.3 4.9 8.4 9.3 8.2 4.5 1.7 0.8 0.6 0.5 0.6 0.6 0.9 1.4 2.3 3.5 3.8 3.2 3.1 2.5 1.7 1.3

1.2 1.5 2.0 2.2 3.1 3.4 3.3 3.7 5.4 15.8 8.9 3.5 1.5 0.8 0.7 0.7 0.6 0.7 1.0 1.7 2.3 2.6 2.5 2.8 2.8 1.9 2.0 1.3 0.7

0.8 0.9 1.3 1.9 2.8 4.3 7.0 16.3 19.6 14.2 7.4 2.7 1.3 1.0 1.0 0.9 0.7 0.7 1.0 1.4 1.6 1.5 1.6 1.8 1.8 1.2 1.2 1.6 1.0 0.6

0.6 0.9 1.5 2.5 4.0 10.7 10.7 10.4 5.3 2.7 1.7 1.7 1.6 1.2 0.8 0.8 0.8 1.0 1.0 1.1 1.0 1.0 1.4 1.0 0.9

0.5 0.8 1.4 4.4 7.3 6.5 4.4 2.6 2.2 2.6 2.1 1.3 0.9 0.8 0.8 0.8 0.9 1.0 1.0 1.2 1.5 1.6 1.4

0.5 3.7 3.7 4.2 3.3 3.3 3.4 2.2 1.3 1.1 0.9 0.9 0.9 1.0 1.2 1.2 1.1 1.1 1.2 1.8 1.6 1.6

3.0 3.5 3.9 3.7 2.4 1.6 1.3 1.1 1.1 1.3 1.6 1.9 2.2 2.6 1.7 1.5 1.3 1.3 1.8 2.3 1.5 0.9

3.2 4.1 4.1 3.3 2.9 2.0 1.4 1.4 1.7 2.1 2.9 4.4 7.8 9.2 7.3 4.2 2.2 1.9 2.3 2.7 3.1 1.3 0.4

4.4 4.1 3.2 2.9 2.0 1.5 1.8 2.6 4.8 9.6 16.0 22.0 10.1 4.2 3.2 3.6 4.1 1.4 1.1

3.0 2.1 1.6 1.6 2.7 6.8 14.8 25.9 3.9 4.2 3.5 1.5 1.6

1.9 2.1 5.3 14.5 3.5 3.3 3.1 1.7 1.5

6.5 8.0 3.0 2.5 1.8 1.5 0.8

11.8 19.6 10.4 4.5 2.8 1.9 1.9 2.2 1.8 1.2 1.3 0.9
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43 54 60 63 45 55 47

46 57 59 61 58 46

44 51 44 63 54 55 46

46 52 56 57 53 45

44 53 53 63 43 51 45

45 56 59 58 57 47

41 51 43 61 59 54 43

39 48 44 53 51 45

26 35 30 51 33 45 38

33 35 38 38

30
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39 36 26

44 49 52 50 47 41 12

46 51 56 60 61 59 56 49 18

41 46 56 62 64 64 62 52 53 46 39 24

26 36 46 56 53 51 64 63 54 47 52 47 37 27

18 23 38 48 56 56 64 60 58 48 45 41

16 36 49 51 56 51 54 54 45 43

22 40 43 48 46 44

24 33 38
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PERSONS USING THIS PROGRAM ARE ADVISED
THAT THIS PROGRAM MAY CONTAIN ERRORS
WHICH RED LEONARD ASSOCIATES, INC. OR ITS
SOFTWARE PROVIDER HAVE NOT OBSERVED.  IN
ADDITION, THE USE OF THIS PROGRAM TO AID IN
LAYOUT OF LIGHTING AND ESTIMATING MATERIAL
QUANTITIES IS NOT INTENDED TO REMOVE THE
RESPONSIBILITY OF THE USER TO VERIFY THE
COMPLETENESS OF ANY BILL OF MATERIAL AND
THAT THE LAYOUT OR USE OF LUMINAIRES IS IN
FULL ACCORDANCE WITH ALL LOCAL, STATE, OR
FEDERAL STATUTES, REGULATIONS OR OTHER
REQUIREMENTS, OR THE REQUIREMENTS OF ANY
INSURANCE GROUP, ORGANIZATION OR CARRIER
REGARDING LUMINAIRES AND THEIR APPLICATION.

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY.  ALL PRODUCT,
SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE
OWNERS.  PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC.
ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME
J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.

ILLUMINATION RESULTS SHOWN ON THIS LIGHTING APPLICATION ARE BASED
ON PROJECT PARAMETERS PROVIDED BY THE MANUFACTURER LISTED, USED
IN CONJUNCTION WITH LUMINAIRE TEST PROCEDURES CONDUCTED UNDER
LABORATORY CONDITIONS.  ACTUAL PROJECT CONDITIONS DIFFERING FROM
THESE PARAMETERS MAY AFFECT FIELD RESULTS.  THE CUSTOMER IS
RESPONSIBLE FOR VERIFYING COMPLIANCE WITH ANY APPLICABLE
ELECTRICAL, LIGHTING, OR ENERGY CODE.
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Product Description
Designed from the ground up as a totally optimized LED street and area lighting system, the XSP
Series delivers incredible efficiency without sacrificing application performance. Beyond substantial 
energy savings and reduced maintenance, Cree achieves greater optical control with our NanoOptic® 
Precision Delivery Grid™ optic when compared to traditional cobra head luminaires. The XSP Series 
is the better alternative for traditional street and area lighting with quick payback and improved 
performance.
Applications: Roadway, parking lots, walkways and general area spaces

Accessories 

Field-Installed

Backlight Control Shield
XA-SP1BLS 
- Provides 1/2 mounting height cutoff
Bird Spikes
XA-SP1BRDSPK

Four Point Mounting Kit
XA-XSP4PTMNT
- Includes large bracket for mounting to 2" (51mm) IP, 2.375" (60mm)
   O.D., small bracket for mounting to 1.25" (32mm) IP, 1.66" (42mm) O.D.
   tenon, and mounting bolts

Utilizes BetaLED® Technology 

NanoOptic® Precision Delivery Grid™ optic

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI (4000K & 5700K); 80 CRI (3000K)

CCT: 3000K (+/- 300K); 4000K (+/- 300K); 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary

XSP Series
XSP1™ LED Street/Area Light – Single Module – Version C

Ordering Information
Example: BXSP C HT 2ME E 30K-UL SV

BXSP C HT E – UL

Product Version Mounting Optic Input Power 
Designator CCT – Voltage Color  

Options Options

BXSP C HT
Horizontal 
Tenon

2ME*
Type II Medium
2LG*
Type II Long
3ME*
Type III Medium
4ME*
Type IV Medium

E
101W

30K
3000K
40K
4000K
57K
5700K

–
US

UL
Universal 
120-277V

SV
Silver 
BK
Black
BZ
Bronze
PB
Platinum 
Bronze
WH
White

G Small Four Point Mounting
 - Mounts to 1.25" (32mm) IP, 1.66" 
(42mm) O.D. horizontal tenon

J Large Four Point Mounting
 - Mounts to 2" (51mm) IP, 2.375" 
(60mm) O.D. horizontal tenon

N Utility Label and NEMA®  
           Photocell Receptacle

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

Q9 Field Adjustable Output
 - Refer to Field Adjustable Output 
spec sheet for details

R NEMA® Photocell Receptacle
 - Photocell by others

UTL Utility
 - Label per ANSI C136.15
 - Includes exterior wattage label that 
indicates the maximum available 
wattage of the luminaire

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

 †  See www.cree.com/lighting/products/warranty for warranty terms
 * Available with Backlight Shield when ordered with field-installed accessory (see table above)

23.7"
(601mm)

5.1"
(129mm)

 

9.3"
(237mm)
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Ordering Information
Example: CPY250-A-DM-D-A-UL-SV 

CPY Series
CPY250™ LED Canopy/Soffit Luminaire 

CPY250 A

Product Version Mounting Optic Input Power 
Designator Voltage Color  

Options Options

CPY250 A DM
Direct
PD
Pendant

D
0.91" (23mm) Drop Lens
F
Flat Lens

A
82W
B
122W
C
43W
D
140W

UL
Universal
120-277V
UH
Universal
347-480V
- Available with A, B & D Input Power  
  Designators only

BK
Black
BZ
Bronze
SV
Silver 
WH
White

DIM 0-10V Dimming
 - Available with B & D Input Power Designators only
 - Control by others
 - Refer to Dimming spec sheet for details
 - Can't exceed wattage of specified Input Power Designator

ML Multi-Level
 - Available with B & D Input Power Designators only
 - Refer to ML spec sheet for details
 - High: 100%, Low: 30%

PML Programmable Multi-Level
 - Available with B & D Input Power Designators only
 - Refer to PML spec sheet for details

40K 4000K Color Temperature
 - Minimum 70 CRI
 - Color temperature per luminaire

Product Description
The CPY250™ LED Canopy/Soffit Luminaire has an extremely thin profile constructed of rugged cast 
aluminum. It can be surface mounted easily from below the canopy deck and also has the ability to be 
pendant mounted. Direct imaging of the LEDs is eliminated with a highly efficient patterned flat or 0.91" 
(23mm) drop glass lens.
Applications: Petroleum canopies, CNG fueling stations, low-medium bay general lighting, soffits

Accessories 

Field-Installed

Direct Mount Luminaires
Canopy Upgrade Kits
XA-BXCCMW – for use with Jet-Philips 
XA-BXCCNW – for use with Elsco Franciscan 
XA-BXCCPW – for use with LSI Dakota or Masters 
XA-BXCCQW – for use with Whiteway Riviera or Rig-A-Lite
XA-BXCCRW – for use with Elsco Merrit 
XA-BXCCSW – for use with LSI Richmond or Whiteway Civic 
Direct Mount Junction Box/Stem Kit
XA-BXCCJBOX – 6.0" (152mm) H x 3/4" (19mm) NPT Stem
- Watertight
- Rated for feed through 8 (4 in, 4 out) #12 AWC conductors
Direct Mount Beauty Plates
XA-BXCCBPW – Plate Only
XA-BXCCBPB12W – Plate w/ 12" (305mm) Backer
XA-BXCCBPB16W – Plate w/ 16" (406mm) Backer

Pendant Mount Luminaires
Fitting
XA-PSFTG – Pendant Fitting
Pendant Mount Kits
XA-PS22KIT* – 22" (559mm) 
XA-PS12KIT* – 12" (305mm) 
XA-PS18KIT* – 18" (457mm)
- Pendant height from ceiling surface to bottom of fixture;  
  mounting accessories or surface boxes will add to overall height
Hand-Held Remote
XA-SENSREM
- For successful implementation of the programmable multi-level 
  option, a minimum of one hand-held remote is required

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI

CCT : 4000K (+/- 300K), 5700K (+/- 500K) Standard

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

IP66 Rated (Direct Mount only) 

Class I, Division II Hazardous Location for select models 

Performance Summary

Drop Lens

Flat Lens

DM Mount

 

Gasket to Seal
up to 4.25" (108mm)
Canopy Cutout

3/4" (19mm) NPT 
Conduit Entry

Mounts with (4) 
Supplied Self-Sealing 
Sheet Metal Screws

0.91"
(23mm) 

Drop Lens

15.0"
(382mm)

7.2"
(183mm)

11.0"
(279mm)

2.0" 
(50mm)

Flat Glass Lens

† See www.cree.com/lighting/products/warranty for warranty terms

* Must specify color

Weight

12.5 lbs (5.7kg)
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Product Description
Designed from the ground up as a totally optimized LED street and area lighting system, the XSP
Series delivers incredible efficiency without sacrificing application performance. Beyond substantial 
energy savings and reduced maintenance, Cree achieves greater optical control with our NanoOptic® 
Precision Delivery Grid™ optic when compared to traditional cobra head luminaires. The XSP Series 
is the better alternative for traditional street and area lighting with quick payback and improved 
performance.
Applications: Roadway, parking lots, walkways and general area spaces

Accessories 

Field-Installed

Backlight Control Shield
XA-SP1BLS 
- Provides 1/2 mounting height cutoff
Bird Spikes
XA-SP1BRDSPK

Four Point Mounting Kit
XA-XSP4PTMNT
- Includes large bracket for mounting to 2" (51mm) IP, 2.375" (60mm)
   O.D., small bracket for mounting to 1.25" (32mm) IP, 1.66" (42mm) O.D.
   tenon, and mounting bolts

Utilizes BetaLED® Technology 

NanoOptic® Precision Delivery Grid™ optic

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI (4000K & 5700K); 80 CRI (3000K)

CCT: 3000K (+/- 300K); 4000K (+/- 300K); 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary

XSP Series
XSP1™ LED Street/Area Light – Single Module – Version C

Ordering Information
Example: BXSP C HT 2ME E 30K-UL SV

BXSP C HT E – UL

Product Version Mounting Optic Input Power 
Designator CCT – Voltage Color  

Options Options

BXSP C HT
Horizontal 
Tenon

2ME*
Type II Medium
2LG*
Type II Long
3ME*
Type III Medium
4ME*
Type IV Medium

E
101W

30K
3000K
40K
4000K
57K
5700K

–
US

UL
Universal 
120-277V

SV
Silver 
BK
Black
BZ
Bronze
PB
Platinum 
Bronze
WH
White

G Small Four Point Mounting
 - Mounts to 1.25" (32mm) IP, 1.66" 
(42mm) O.D. horizontal tenon

J Large Four Point Mounting
 - Mounts to 2" (51mm) IP, 2.375" 
(60mm) O.D. horizontal tenon

N Utility Label and NEMA®  
           Photocell Receptacle

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

Q9 Field Adjustable Output
 - Refer to Field Adjustable Output 
spec sheet for details

R NEMA® Photocell Receptacle
 - Photocell by others

UTL Utility
 - Label per ANSI C136.15
 - Includes exterior wattage label that 
indicates the maximum available 
wattage of the luminaire

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

 †  See www.cree.com/lighting/products/warranty for warranty terms
 * Available with Backlight Shield when ordered with field-installed accessory (see table above)

23.7"
(601mm)

5.1"
(129mm)

 

9.3"
(237mm)
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XSP Series
XSPW™ Wall Mount Luminaire 

Ordering Information
Example: XSPWA02FC-UZ 

XSPW A 0

Product Version Mounting Optic Modules Input Power 
Designator - Voltage Color  

Options Options

XSPW A 0
Wall

2
Type II
3
Type III

F
4000K
M
5000K

C
42W
G
25W

-
US
*
Canada

U
Universal
120-277V
1
120V
2
280-277V
6*
347V

Z
Bronze 
S
Silver
T
Black
B
Platinum Bronze
W
White

Y 0-10V Dimming
 - Control by others
 - Available with Input Power Designator C only
 - Refer to Dimming spec sheet for details

P Photocell
 - Not available with K options
 - Must specify 1, 2, or 6 voltage

K Multi-Level
 - Refer to ML spec sheet for details
 - Available with Input Power Designator C only

† See www.cree.com/lighting/products/warranty for warranty terms
* Available in Canada only

Product Description
The XSPW™ wall mount luminaire has a slim, low profile design intended for outdoor wall mounted 
applications. The rugged lightweight aluminum housing and mounting box are designed for 
installation over standard and mud ring single gang J-Boxes. The luminaire allows for through-wired 
or conduit entry from the top, bottom, sides and rear. The housing design is intended specifically for 
LED technology including a weathertight LED driver compartment and thermal management. Optic 
design features industry-leading NanoOptic® Precision Delivery Grid™ system in multiple distributions. 
Applications: General area and security lighting

Utilizes BetaLED® Technology 

NanoOptic® Precision Delivery Grid™ optic

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI

CCT: 4000K (+/- 300K), 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary
9.3"

(236mm)

12"
(305mm)

4.8"
(122mm) 3.8"

(97mm)

Multi-Level Sensor
(K Option Only)
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Product Specifications

CONSTRUCTION & MATERIALS
• Die cast aluminum housing 
• Tool-less entry
• Mounts on 1.25" (32mm) IP, 1.66" (42mm) O.D. or 2" (51mm) IP, 2.375" (60mm) 

O.D. horizontal tenon (minimum 8" [203mm] in length) and is adjustable +/- 5˚ to 
allow for fixture leveling (includes two axis T-level to aid in leveling)

• Luminaire secured with two mounting bolts standard; optional four point mounting 
available

• Designed with 0-10V dimming capabilities. Controls by others
• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with an 

ultra-durable powder topcoat, providing excellent resistance to corrosion, ultraviolet 
degradation and abrasion. Silver, black, bronze, platinum bronze and white are 
available

• Weight: 14.5 lbs. (6.6kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V, 50/60Hz
• Power Factor : > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Class 1 driver
• Integral 10kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed
• Suitable for wet locations
• Certified to ANSI C136.31-2001, 3G bridge and overpass vibration standards
• Meets CALTrans 611 Vibration testing
• 10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2 
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated  

ambient salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA

Recommended Cree® Outdoor Luminaire Lumen Maintenance Factors (LMF)1

Ambient Input 
Power Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F) E 1.04 0.97 0.91 0.85 0.79

10˚C
(50˚F) E 1.03 0.96 0.90 0.84 0.79

15˚C
(59˚F) E 1.02 0.95 0.89 0.83 0.78

20˚C
(68˚F) E 1.01 0.94 0.88 0.82 0.77

25˚C
(77˚F) E 1.00 0.93 0.87 0.81 0.76

1 Lumen maintence values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA LM-80-08 total 
  test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

Input Power
Designator

System Watts
120-277V

Total Current

120V 208V 240V 277V

E 101 0.89 0.50 0.44 0.39

XSP Series - Single Module - Version C

* Electrical data at 25˚C (77˚F)
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Product Specifications

CONSTRUCTION & MATERIALS
• Slim, low profile design
• Easy mounting  and servicing from below the deck
• Luminaire housing is constructed of rugged cast aluminum with integral heat sink 

specifically designed for LED 
• Flat lens is 0.125" tempered Solite® glass
• Drop lens is 0.157" molded borosilicate glass
• Direct mount is suitable for use in single or double skin canopies with a minimum 4.0" 

(102mm) wide panels and a minimum 22 gauge, 0.030" (0.7mm) canopy thickness
• Direct mount luminaire mounts directly to the canopy deck with the drilling of a single 

2" to 4" (51mm to 102mm) round hole, is secured in place with self-sealing screws 
that provides a weathertight seal and includes 3/4” (19mm) conduit entry for direct 
wire feed

• Pendant mount includes J-Box for customer wiring and is intended to be mounted by 
3/4 IP pendant (by others) 

• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with  
an ultra-durable powder topcoat, providing excellent resistance to corrosion,  
ultraviolet degradation and abrasion. Black, bronze, silver and white are available

• Weight: 12.5 lbs. (5.7kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V or 347-480V (A, B and D Input Power Designators only), 

50/60Hz, Class 1 drivers
• Power Factor :  > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Integral 6kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used
• 10V Source Current: 0.15mA
• Operating Temperature Range: A Input Power Designator: -40˚C - +40˚C (direct mount 

to plywood), -40˚C - +45˚C (direct mount to sheet metal/suspended); B Input Power 
Designator: -40˚C - +35˚C (plywood), -40˚C - +40˚C (sheet metal/suspended); C Input 
Power Designator: -40˚C - +45˚C (plywood), -40˚C - +50˚C (sheet metal/suspended);  
D Input Power Designator: -40˚C - +35˚C (sheet metal/suspended)  
WARNING: Exceeding maximum operating temperature may result in thermal foldback

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed
• Suitable for wet locations when ordered with DM mount
• Suitable for damp locations when ordered with PD mount
• Enclosure rated IP66 per IEC 60529 when ordered with DM mount
• Consult factory for CE Certified products
• 6kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2
• Meets FCC Part 15 standards for conducted and radiated emissions
• DLC qualified when ordered with A, B & C Input Power Designators. Please refer to 

www.designlights.org/QPL for most current information
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated ambient 

salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA
• RoHS compliant when ordered with DM mount. Consult factory for additional details
• Class I, Division II Hazardous Location rated when ordered with the following SKUs: 

CPY250 A DM D B-UL WH, CPY250 A DM F B-UL WH, CPY250 A DM D B-UH WH and 
CPY250 A DM F B-UH WH. Consult factory for additional details

1 Lumen maintenance values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing on sheet metal
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

Input Power
Designator

System 
Watts
120-277V

System 
Watts
347-480V

Total Current

120V 208V 240V 277V 347V 480V

A 82 84 0.69 0.40 0.35 0.32 0.24 0.18

B 122 137 1.04 0.60 0.52 0.46 0.40 0.29

C 43 N/A 0.35 0.21 0.19 0.17 N/A N/A

D 140 145 1.24 0.71 0.62 0.54 0.44 0.29

CPY250™ LED Canopy/Soffit Luminaire

* Electrical data at 25˚C (77˚F)

Recommended CPY Series Lumen Maintenance Factors (LMF)1

Ambient
Input 
Power 
Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected2

LMF

100K hr
Projected2

LMF

5˚C
(41˚F)

A & C
1.05

1.00 0.93 0.87 0.81

B & D 0.98 0.90 0.83 0.76

10˚C
(50˚F)

A & C
1.04

0.99 0.92 0.86 0.80

B & D 0.98 0.89 0.82 0.75

15˚C
(59˚F)

A & C
1.02

0.97 0.91 0.84 0.79

B & D 0.96 0.88 0.80 0.74

20˚C
(68˚F)

A & C
1.01

0.96 0.90 0.84 0.78

B & D 0.95 0.87 0.80 0.73

25˚C
(77˚F)

A & C
1.00

0.95 0.89 0.83 0.77

B & D 0.94 0.86 0.79 0.72

30˚C
(86˚F)

A & C
0.99

0.94 0.88 0.82 0.76

B & D 0.93 0.85 0.78 0.72
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Product Specifications

CONSTRUCTION & MATERIALS
• Die cast aluminum housing 
• Tool-less entry
• Mounts on 1.25" (32mm) IP, 1.66" (42mm) O.D. or 2" (51mm) IP, 2.375" (60mm) 

O.D. horizontal tenon (minimum 8" [203mm] in length) and is adjustable +/- 5˚ to 
allow for fixture leveling (includes two axis T-level to aid in leveling)

• Luminaire secured with two mounting bolts standard; optional four point mounting 
available

• Designed with 0-10V dimming capabilities. Controls by others
• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with an 

ultra-durable powder topcoat, providing excellent resistance to corrosion, ultraviolet 
degradation and abrasion. Silver, black, bronze, platinum bronze and white are 
available

• Weight: 14.5 lbs. (6.6kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V, 50/60Hz
• Power Factor : > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Class 1 driver
• Integral 10kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed
• Suitable for wet locations
• Certified to ANSI C136.31-2001, 3G bridge and overpass vibration standards
• Meets CALTrans 611 Vibration testing
• 10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2 
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated  

ambient salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA

Recommended Cree® Outdoor Luminaire Lumen Maintenance Factors (LMF)1

Ambient Input 
Power Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F) E 1.04 0.97 0.91 0.85 0.79

10˚C
(50˚F) E 1.03 0.96 0.90 0.84 0.79

15˚C
(59˚F) E 1.02 0.95 0.89 0.83 0.78

20˚C
(68˚F) E 1.01 0.94 0.88 0.82 0.77

25˚C
(77˚F) E 1.00 0.93 0.87 0.81 0.76

1 Lumen maintence values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA LM-80-08 total 
  test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

Input Power
Designator

System Watts
120-277V

Total Current

120V 208V 240V 277V

E 101 0.89 0.50 0.44 0.39

XSP Series - Single Module - Version C

* Electrical data at 25˚C (77˚F)

T  (800) 236-6800    F  (262) 504-5415US:  www.cree.com/lighting T  (800) 473-1234    F  (800) 890-7507Canada:  www.cree.com/canada

  
  

 

 
 

 

  
  

 

Product Specifications
CONSTRUCTION & MATERIALS
• Slim, low profile design
• Luminaire housing specifically designed for LED applications with advanced LED 

thermal management and driver
• Luminaire mounting box designed for installation over standard and mud ring 

single gang J-Boxes
• Luminaire can also be direct mounted to a wall and surface wired
• Secures to wall with four 3/16" (5mm) screws (by others)
• Conduit entry from top, bottom, sides, and rear
• Designed and UL approved for easy through-wiring
• Designed for downlight applications only
• Exclusive Colorfast DeltaGuard® finish features an E-coat epoxy primer with 

an ultra-durable powder topcoat, providing excellent resistance to corrosion, 
ultraviolet degradation and abrasion. Bronze, silver, black, white, and platinum 
bronze are available

• Weight: 9.5lbs. (4.3kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V or 347V, 50/60Hz, Class 2 driver 
• Power Factor: > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Integral 10kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed 
• Suitable for wet locations
• Enclosure rated IP66 per IEC 60529
• DLC qualified
• Please refer to http://www.designlights.org/QPL for most current information
• 10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated  

ambient salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA

Electrical Data*

Input Power 
Designator

System 
Watts
120-277V

System 
Watts
347V

Total Current

120V 208V 240V 277V 347V

C 42 46 0.35 0.20 0.18 0.15 0.14

G 25 27 0.21 0.12 0.10 0.09 0.15

XSP Series 

* Electrical data at 25˚C (77˚F)

Recommended Cree® Outdoor Luminaire Lumen Maintenance Factors (LMF)1

Ambient Input 
Power Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Calculated3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F)

C
1.04 1.02 1.01 1.00 1.00

G

10˚C
(50˚F)

C
1.03 1.01 1.00 0.99 0.99

G

15˚C
(59˚F)

C
1.02 1.00 0.99 0.98 0.98

G

20˚C
(68˚F)

C
1.01 0.99 0.98 0.97 0.97

G

25˚C
(77˚F)

C
1.00 0.98 0.97 0.96 0.96

G

1 Lumen maintence values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA LM-80-08 total 
  test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
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AREA CANOPY / SOFFIT WALL MOUNTED

BXSPCHT3MEF57K-ULBZ

SYMBOL QTY LABEL

5 A3

2 A3-290

BXSPCHT3MEF57K-ULBZ W/XA-SP2BLS

SYMBOL QTY LABEL

2 A3B

CAN-304-SL-RS-06-E-UL-WH-700

CAN-304-SL-RS-06-E-UL-BZ-700

SYMBOL QTY LABEL

28 C7

XSPWA03MC-UZ

SYMBOL QTY LABEL

4 W3

BXSPCHT3MEF57K-ULBZ + PD-2H4(90)

7 A4-290

1 A4-290

BXSPCHT4MEF57K-ULBZ W/XA-SP2BLS

BXSPCHT4MEF57K-ULBZ 

12 C7B

12 S4

CPY250-A-DM-F-C-UL-WH
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5630 BRIDGETOWN RD SUITE 2 - CINCINNATI, OH 45248
(513) 574 - 9500    -   redleonard.com

US 31 & HAYES ST
GRAND HAVEN, MI

SPEEDWAY #1830

1. Exterior Photometric Application
2. Fixture Detail
3-5. Fixture Specification

RL-2974-S1
6/12/15

EXTERIOR
LIGHTING LAYOUT

SCAN CODE FOR SITE LOCATION



LUMINAIRE SCHEDULE

SYMBOL QTY LABEL ARRANGEMENT LUMENS LLF TOTAL WATTS MANUFACTURER DESCRIPTION

6 A3 SINGLE 14095 0.970 834 BXSPCHT3MEF57K-ULBZ

2 A3-290 2 @ 90 DEGREES 14095 0.970 556 BXSPCHT3MEF57K-ULBZ + PD-2H4(90)

2 A4 SINGLE 14251 0.970 278 BXSPCHT4MEF57K-ULBZ

7 A4-290 2 @ 90 DEGREES 14251 0.970 1946 BXSPCHT4MEF57K-ULBZ + PD-2H4(90)

28 C13 SINGLE 13636 0.980 3362.8 CREE, INC. CPY250-A-DM-F-B-UL-WH

12 C13B SINGLE 13636 0.980 1441.2 CREE, INC. CPY250-A-DM-F-B-UL-BZ

12 S4 SINGLE 4620 1.000 503.76 CPY250-A-DM-F-C-UL-WH

4 W3 SINGLE 4031 1.020 171.84 XSPWA03MC-UZ

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

CREE, INC.

LUMINAIRE LOCATION SUMMARY

LUM NO LABEL MOUNTING HEIGHT

1 - 4 A3 17

5, 6 A3 32

7, 8 A3-290 17

9 A4 32

10 A4 17

11 - 17 A4-290 32

18 - 45 C13 16.5

46 - 57 C13B 16.5

58 - 69 S4 12

70 - 73 W3 12

CALCULATION SUMMARY

LABEL AVG MAX MIN AVG/MIN MAX/MIN

SITE PAVED AREA 4.03 26.2 0.6 6.72 43.67

UNDEFINED 0.57 17.8 0.0 N.A. N.A.

UNDER CAR CANOPY 47.30 57 24 1.97 2.38

UNDER TRUCK CANOPY 47.69 67 12 3.97 5.58

1.2 1.6 1.3 0.9 0.8 0.7 0.6

2.0 1.6 1.3 1.0 0.8

2.3 2.1 1.6 1.1

2.6 2.5 2.1 1.4

3.3 2.8 2.8 2.2

4.0 3.6 3.3 3.5 2.9

2.5 2.4 1.5 3.3 3.2 3.4 3.1 3.0 2.3

2.7 4.6 8.6 10.0 7.3 4.8 3.0 2.9 1.8 2.5 2.9 3.4 3.3 3.5 2.9 2.2

3.5 3.9 4.0 4.4 5.3 6.4 7.0 5.2 3.7 2.8 2.0 2.6 2.5 2.8 3.0 3.2 3.2 2.6 2.2

5.4 7.2 8.1 9.8 8.8 6.3 4.1 3.0 2.2 1.8 1.6 1.6 1.8 2.3 2.8 2.7 2.4 2.3 2.0 2.3

10.0 10.2 16.1 13.3 5.8 2.5 1.4 1.3 2.3 2.4 2.4

11.9 10.5 14.9 9.9 3.1 1.9 2.1 1.9 1.3 2.4 2.2

5.1 8.9 11.8 23.2 10.0 3.4 2.6 3.7 2.8 1.8 2.6 2.3 1.6

2.4 4.3 8.1 16.6 21.7 7.8 3.6 3.8 6.6 4.3 2.0 2.2 2.3 1.7

2.1 3.0 5.1 10.7 25.3 13.9 5.2 3.9 6.8 9.8 5.5 2.0 2.1 2.3 2.1

3.3 4.1 6.9 16.4 22.2 8.7 4.2 4.2 5.9 13.1 1.8 2.2 2.5 2.3 2.1

4.8 5.3 6.1 10.7 26.2 14.0 5.6 3.8 4.5 5.4 5.3 1.4 1.7 2.1 2.7 2.5 2.2 1.9

8.7 6.9 7.8 17.1 21.8 8.4 3.9 3.1 3.5 3.4 3.5 1.9 1.3 1.6 2.0 2.4 2.8 2.6 2.5 2.4

13.4 8.1 6.9 11.4 13.3 5.3 3.0 2.7 4.0 6.0 5.6 3.3 1.6 2.1 2.7 2.8 3.1 1.5

6.7 7.2 8.3 18.1 20.7 8.0 3.7 2.6 3.4 9.4 16.0 10.7 2.1 2.6 2.8 3.0 3.3 2.2

3.0 5.3 6.5 11.7 12.5 5.1 2.8 2.7 5.9 13.5 13.9 3.5 3.4 3.2 3.6 3.9 2.2 1.6

2.8 4.6 8.0 18.8 19.6 7.6 3.5 2.5 3.7 10.3 6.5 5.2 3.9 3.4 3.7 3.8 2.4 2.1

1.6 2.9 5.0 11.6 11.7 4.9 2.8 2.8 6.5 16.5 7.1 6.4 3.7 2.8 2.8 3.1 3.4 2.6

2.1 2.9 4.0 6.5 17.5 18.7 7.6 3.6 2.7 4.0 11.2 6.2 5.6 2.3 1.9 2.6 2.8 3.1 3.4 2.2 1.8

4.5 5.3 4.1 7.6 12.2 5.5 3.2 3.1 6.7 15.4 7.0 5.9 3.4 1.5 1.5 1.9 2.3 2.5 3.1 3.3 2.6

4.5 5.9 4.0 6.6 17.4 9.0 4.7 2.9 4.1 12.4 7.5 4.9 1.9 1.1 1.1 1.3 1.6 1.9 2.6 3.2 2.5 1.4

5.8 4.2 4.3 7.6 11.8 12.2 8.7 5.9 3.2 6.8 14.6 4.9 7.1 2.9 1.1 0.9 1.0 1.1 1.3 1.6 2.4 3.0 3.2 2.4

6.0 4.1 2.9 3.3 4.9 7.6 9.5 12.6 19.2 4.0 8.4 8.3 4.7 1.6 0.8 0.8 0.9 1.1 1.2 1.6 2.5 3.1 3.2 3.4 3.1 2.3

4.3 3.9 3.0 2.4 3.1 5.4 9.9 14.0 5.2 5.9 14.6 5.8 7.3 2.9 1.1 0.7 0.7 0.8 1.0 1.2 1.6 2.5 3.0 3.2 3.6 4.5 1.4 1.2

1.5 1.5 1.6 2.4 5.0 8.0 9.4 14.1 9.7 5.3 3.5 5.5 10.2 14.0 8.9 5.4 2.1 0.9 0.7 0.7 0.8 0.9 1.1 1.5 2.3 3.0 3.3 3.6 3.3 2.3 2.1

0.9 1.5 2.7 3.8 5.0 6.6 6.9 4.1 3.2 3.4 4.9 8.4 9.4 8.3 4.6 1.8 0.9 0.8 0.7 0.8 0.9 1.1 1.5 2.4 3.4 3.3 2.9 2.8 3.0 2.2 1.8

1.2 1.6 2.1 2.3 3.2 3.5 3.4 3.8 5.5 15.9 9.0 3.7 1.6 1.0 0.9 0.9 0.9 0.9 1.3 1.8 2.4 2.7 2.6 2.6 2.6 2.4 2.5 1.6 1.0

0.9 0.9 1.4 1.9 2.8 4.4 7.1 16.4 19.8 14.3 7.5 2.8 1.4 1.2 1.3 1.2 1.0 1.0 1.3 1.7 1.8 1.6 1.8 2.0 2.1 1.9 1.8 2.0 1.3 0.9

0.7 1.0 1.6 2.5 4.4 10.8 10.8 10.4 5.4 2.8 1.8 1.8 1.8 1.5 1.1 1.0 1.1 1.3 1.2 1.3 1.3 1.3 1.6 1.3 1.2

0.6 0.9 1.5 4.4 7.5 7.6 4.6 2.8 2.4 2.6 2.2 1.5 1.1 1.0 1.0 1.0 1.1 1.2 1.2 1.3 1.7 2.0 2.0

1.2 3.7 3.7 4.3 3.2 3.1 3.3 2.3 1.5 1.2 1.1 1.0 1.1 1.2 1.4 1.5 1.3 1.3 1.7 2.4 2.2 2.4

2.8 3.2 3.4 3.2 2.5 1.8 1.4 1.3 1.3 1.4 1.7 2.1 2.6 2.7 2.1 1.7 1.6 2.0 2.5 2.8 2.4 2.1

3.0 3.7 3.7 2.9 2.7 2.2 1.6 1.5 1.8 2.4 3.4 5.0 6.9 8.2 6.9 4.3 2.6 2.2 2.6 2.8 3.1 2.6 2.0

4.0 3.6 2.9 2.7 2.3 1.8 1.9 3.1 5.2 8.7 14.3 21.3 9.7 4.4 3.0 3.3 3.8 1.6 1.2

3.1 2.7 2.2 2.0 3.1 6.5 13.6 24.0 3.6 3.7 3.4 2.3 2.3

2.4 2.4 4.7 13.7 3.2 3.2 3.1 2.3 2.1

6.1 7.3 2.9 2.9 2.6 2.1 1.3

11.3 18.3 9.6 4.9 3.2 2.2 2.5 2.8 2.7 2.3 2.1 1.5

17.2 11.2 6.9 4.4 3.0 2.3 1.8 1.7 1.9 2.2 2.3 2.1 2.0 1.9 1.7

7.9 7.8 6.2 4.5 3.3 2.6 2.1 1.8 1.6 1.6 1.7 1.8 2.1 2.5 2.5 2.0 2.5

3.3 2.9 2.5 2.3 2.1 1.9 1.7 1.6 1.8 1.8 1.8 2.0 2.7 2.8 2.4

2.4 2.3 2.5 2.5 2.2 1.9 2.1 2.2 2.1 1.8 2.1 2.5 3.0 3.1 2.7 2.2

2.6 2.8 2.8 2.7 2.9 2.8 2.5 2.0 1.9 2.3 2.7 3.0 3.3 3.4 2.5

3.0 3.0 3.0 3.1 3.5 3.0 2.1 1.8 1.8 2.4 2.8 3.1 3.7 4.2 3.6 2.8

3.2 3.7 3.5 3.0 2.6 1.9 1.7 1.8 2.2 2.7 3.1 3.5 3.3 3.2 2.7

3.7 3.3 2.7 2.6 1.9 1.6 1.7 2.1 3.1 3.4 2.8 2.7 2.8 2.5

3.0 2.6 2.3 1.7 1.4 1.8 2.3 2.7 2.6 2.5 2.5 2.3 1.9 1.9

2.7 2.2 1.8 1.4 1.4 1.7 2.0 1.8 1.6 1.6 1.7 1.5 1.2 1.0

2.1 1.4 1.1 1.2 1.3 1.4 1.1 1.0 1.0 1.0 0.9 0.7 0.6

1.2 0.9 0.9 0.9 0.8 0.7 0.7 0.8 0.7 0.6

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.3 0.5 0.7 0.7 0.5 0.4 0.3 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.3 0.4 0.5 0.7 1.0 0.9 0.6 0.5 0.5 0.4 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.3 0.6 0.8 0.5 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.3 0.4 0.9 1.5 1.8 2.1 0.6 0.4 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.1 0.2 0.3 0.4 0.7 1.0 2.2 2.1 2.2 2.5 0.8 0.6 0.4 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.5 1.0 1.8 1.2 2.3 2.7 3.0 1.0 0.8 0.6 0.4 0.3 0.3 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.3 0.3 0.3 0.3 0.4 0.5 0.6 0.5 0.7 1.2 1.7 2.1 2.6 3.5 3.3 1.7 1.3 0.9 0.6 0.5 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.4 0.5 0.5 0.5 0.6 0.9 2.4 3.4 2.2 1.3 1.6 1.9 2.3 2.9 2.2 2.1 1.7 1.2 0.8 0.5 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.3 0.4 0.8 1.0 1.0 1.1 1.3 3.0 7.3 8.8 5.5 3.7 2.4 1.8 1.6 1.2 0.8 0.5 0.4 0.2 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.2 0.3 0.4 0.7 1.4 1.8 2.1 2.2 1.8 1.5 1.1 0.7 0.5 0.3 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.1 0.3 0.5 1.0 2.4 3.5 2.1 1.4 0.9 0.6 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.2 0.3 0.4 0.3 4.0 7.1 2.1 1.2 0.7 0.6 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0
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0.0 0.0 0.1 0.1 0.1 0.2 0.3 1.0 1.7 1.9 3.2 2.5 1.1 0.5 0.3 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0
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FOOTCANDLE LEVELS CALCULATED AT GRADE USING PREDICTED LUMEN VALUES AFTER 25K HRS OF OPERATION

NORTH
GRAPHIC SCALE IN FEET

0 30 60 90 120

AREA LIGHTS WITH 17 FT. MOUNTING HEIGHT SHALL BE
MOUNTED TO 15 FT. POLES ON 2 FT. CONCRETE BASES.
AREA LIGHTS WITH 32 FT. MOUNTING HEIGHT SHALL BE
MOUNTED TO 30 FT. POLES ON 2 FT. CONCRETE BASES.

5630 Bridgetown Rd, Ste 2 Cincinnati, OH  45248 513-574-9500
www.redleonard.com
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PERSONS USING THIS PROGRAM ARE ADVISED
THAT THIS PROGRAM MAY CONTAIN ERRORS
WHICH RED LEONARD ASSOCIATES, INC. OR ITS
SOFTWARE PROVIDER HAVE NOT OBSERVED.  IN
ADDITION, THE USE OF THIS PROGRAM TO AID IN
LAYOUT OF LIGHTING AND ESTIMATING MATERIAL
QUANTITIES IS NOT INTENDED TO REMOVE THE
RESPONSIBILITY OF THE USER TO VERIFY THE
COMPLETENESS OF ANY BILL OF MATERIAL AND
THAT THE LAYOUT OR USE OF LUMINAIRES IS IN
FULL ACCORDANCE WITH ALL LOCAL, STATE, OR
FEDERAL STATUTES, REGULATIONS OR OTHER
REQUIREMENTS, OR THE REQUIREMENTS OF ANY
INSURANCE GROUP, ORGANIZATION OR CARRIER
REGARDING LUMINAIRES AND THEIR APPLICATION.

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY.  ALL PRODUCT,
SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE
OWNERS.  PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC.
ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME
J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.

ILLUMINATION RESULTS SHOWN ON THIS LIGHTING APPLICATION ARE BASED
ON PROJECT PARAMETERS PROVIDED BY THE MANUFACTURER LISTED, USED
IN CONJUNCTION WITH LUMINAIRE TEST PROCEDURES CONDUCTED UNDER
LABORATORY CONDITIONS.  ACTUAL PROJECT CONDITIONS DIFFERING FROM
THESE PARAMETERS MAY AFFECT FIELD RESULTS.  THE CUSTOMER IS
RESPONSIBLE FOR VERIFYING COMPLIANCE WITH ANY APPLICABLE
ELECTRICAL, LIGHTING, OR ENERGY CODE.

SCALE:

D 6/12/15

DAR
LAYOUT BY:

DWG SIZE: DATE:

PROJECT NAME:

DRAWING NUMBER:

RL-2974-S1

SPEEDWAY #1830
GRAND HAVEN, MI

1" = 30'

PHOTOMETRY
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RL-2974-S1

AREA CANOPYAREA SOFFIT WALL MOUNTED

A3 A4 C13 S4 W3

2 of 5

SCAN CODE 
FOR EXTERIOR OPTIONS

3D CONTENT

A3-290 A4-290

CANOPY

C13B

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY. ALL PRODUCT, SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE OWNERS. PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC. ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.

http://redleonard.com/products/exterior_lighting/catalog.html
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SLIDESHOW

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY. ALL PRODUCT, SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE OWNERS. PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC. ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.
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VIDEO

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY. ALL PRODUCT, SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE OWNERS. PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC. ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.
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T  (800) 236-6800    F  (262) 504-5415US:  www.cree.com/lighting

Rev. Date: V2 09/16/2014

Product Description
Designed from the ground up as a totally optimized LED street and area lighting system, the XSP
Series delivers incredible efficiency without sacrificing application performance. Beyond substantial 
energy savings and reduced maintenance, Cree achieves greater optical control with our NanoOptic® 
Precision Delivery Grid™ optic when compared to traditional cobra head luminaires. The XSP Series 
is the better alternative for traditional street and area lighting with quick payback and improved 
performance.
Applications: Roadway, parking lots, walkways and general area spaces

Accessories 

Field-Installed

Backlight Control Shield
XA-SP1BLS 
- Provides 1/2 mounting height cutoff
Bird Spikes
XA-SP1BRDSPK

Four Point Mounting Kit
XA-XSP4PTMNT
- Includes large bracket for mounting to 2" (51mm) IP, 2.375" (60mm)
   O.D., small bracket for mounting to 1.25" (32mm) IP, 1.66" (42mm) O.D.
   tenon, and mounting bolts

Utilizes BetaLED® Technology 

NanoOptic® Precision Delivery Grid™ optic

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI (4000K & 5700K); 80 CRI (3000K)

CCT: 3000K (+/- 300K); 4000K (+/- 300K); 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary

XSP Series
XSP1™ LED Street/Area Light – Single Module – Version C

Ordering Information
Example: BXSP C HT 2ME E 30K-UL SV

BXSP C HT E – UL

Product Version Mounting Optic Input Power 
Designator CCT – Voltage Color  

Options Options

BXSP C HT
Horizontal 
Tenon

2ME*
Type II Medium
2LG*
Type II Long
3ME*
Type III Medium
4ME*
Type IV Medium

E
101W

30K
3000K
40K
4000K
57K
5700K

–
US

UL
Universal 
120-277V

SV
Silver 
BK
Black
BZ
Bronze
PB
Platinum 
Bronze
WH
White

G Small Four Point Mounting
 - Mounts to 1.25" (32mm) IP, 1.66" 
(42mm) O.D. horizontal tenon

J Large Four Point Mounting
 - Mounts to 2" (51mm) IP, 2.375" 
(60mm) O.D. horizontal tenon

N Utility Label and NEMA®  
           Photocell Receptacle

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

Q9 Field Adjustable Output
 - Refer to Field Adjustable Output 
spec sheet for details

R NEMA® Photocell Receptacle
 - Photocell by others

UTL Utility
 - Label per ANSI C136.15
 - Includes exterior wattage label that 
indicates the maximum available 
wattage of the luminaire

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

 †  See www.cree.com/lighting/products/warranty for warranty terms
 * Available with Backlight Shield when ordered with field-installed accessory (see table above)

23.7"
(601mm)

5.1"
(129mm)

 

9.3"
(237mm)
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Ordering Information
Example: CPY250-A-DM-D-A-UL-SV 

CPY Series
CPY250™ LED Canopy/Soffit Luminaire 

CPY250 A

Product Version Mounting Optic Input Power 
Designator Voltage Color  

Options Options

CPY250 A DM
Direct
PD
Pendant

D
0.91" (23mm) Drop Lens
F
Flat Lens

A
82W
B
122W
C
43W
D
140W

UL
Universal
120-277V
UH
Universal
347-480V
- Available with A, B & D Input Power  
  Designators only

BK
Black
BZ
Bronze
SV
Silver 
WH
White

DIM 0-10V Dimming
 - Available with B & D Input Power Designators only
 - Control by others
 - Refer to Dimming spec sheet for details
 - Can't exceed wattage of specified Input Power Designator

ML Multi-Level
 - Available with B & D Input Power Designators only
 - Refer to ML spec sheet for details
 - High: 100%, Low: 30%

PML Programmable Multi-Level
 - Available with B & D Input Power Designators only
 - Refer to PML spec sheet for details

40K 4000K Color Temperature
 - Minimum 70 CRI
 - Color temperature per luminaire

Product Description
The CPY250™ LED Canopy/Soffit Luminaire has an extremely thin profile constructed of rugged cast 
aluminum. It can be surface mounted easily from below the canopy deck and also has the ability to be 
pendant mounted. Direct imaging of the LEDs is eliminated with a highly efficient patterned flat or 0.91" 
(23mm) drop glass lens.
Applications: Petroleum canopies, CNG fueling stations, low-medium bay general lighting, soffits

Accessories 

Field-Installed

Direct Mount Luminaires
Canopy Upgrade Kits
XA-BXCCMW – for use with Jet-Philips 
XA-BXCCNW – for use with Elsco Franciscan 
XA-BXCCPW – for use with LSI Dakota or Masters 
XA-BXCCQW – for use with Whiteway Riviera or Rig-A-Lite
XA-BXCCRW – for use with Elsco Merrit 
XA-BXCCSW – for use with LSI Richmond or Whiteway Civic 
Direct Mount Junction Box/Stem Kit
XA-BXCCJBOX – 6.0" (152mm) H x 3/4" (19mm) NPT Stem
- Watertight
- Rated for feed through 8 (4 in, 4 out) #12 AWC conductors
Direct Mount Beauty Plates
XA-BXCCBPW – Plate Only
XA-BXCCBPB12W – Plate w/ 12" (305mm) Backer
XA-BXCCBPB16W – Plate w/ 16" (406mm) Backer

Pendant Mount Luminaires
Fitting
XA-PSFTG – Pendant Fitting
Pendant Mount Kits
XA-PS22KIT* – 22" (559mm) 
XA-PS12KIT* – 12" (305mm) 
XA-PS18KIT* – 18" (457mm)
- Pendant height from ceiling surface to bottom of fixture;  
  mounting accessories or surface boxes will add to overall height
Hand-Held Remote
XA-SENSREM
- For successful implementation of the programmable multi-level 
  option, a minimum of one hand-held remote is required

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI

CCT : 4000K (+/- 300K), 5700K (+/- 500K) Standard

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

IP66 Rated (Direct Mount only) 

Class I, Division II Hazardous Location for select models 

Performance Summary

Drop Lens

Flat Lens

DM Mount

 

Gasket to Seal
up to 4.25" (108mm)
Canopy Cutout

3/4" (19mm) NPT 
Conduit Entry

Mounts with (4) 
Supplied Self-Sealing 
Sheet Metal Screws

0.91"
(23mm) 

Drop Lens

15.0"
(382mm)

7.2"
(183mm)

11.0"
(279mm)

2.0" 
(50mm)

Flat Glass Lens

† See www.cree.com/lighting/products/warranty for warranty terms

* Must specify color

Weight

12.5 lbs (5.7kg)
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Product Description
Designed from the ground up as a totally optimized LED street and area lighting system, the XSP
Series delivers incredible efficiency without sacrificing application performance. Beyond substantial 
energy savings and reduced maintenance, Cree achieves greater optical control with our NanoOptic® 
Precision Delivery Grid™ optic when compared to traditional cobra head luminaires. The XSP Series 
is the better alternative for traditional street and area lighting with quick payback and improved 
performance.
Applications: Roadway, parking lots, walkways and general area spaces

Accessories 

Field-Installed

Backlight Control Shield
XA-SP1BLS 
- Provides 1/2 mounting height cutoff
Bird Spikes
XA-SP1BRDSPK

Four Point Mounting Kit
XA-XSP4PTMNT
- Includes large bracket for mounting to 2" (51mm) IP, 2.375" (60mm)
   O.D., small bracket for mounting to 1.25" (32mm) IP, 1.66" (42mm) O.D.
   tenon, and mounting bolts

Utilizes BetaLED® Technology 

NanoOptic® Precision Delivery Grid™ optic

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI (4000K & 5700K); 80 CRI (3000K)

CCT: 3000K (+/- 300K); 4000K (+/- 300K); 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary

XSP Series
XSP1™ LED Street/Area Light – Single Module – Version C

Ordering Information
Example: BXSP C HT 2ME E 30K-UL SV

BXSP C HT E – UL

Product Version Mounting Optic Input Power 
Designator CCT – Voltage Color  

Options Options

BXSP C HT
Horizontal 
Tenon

2ME*
Type II Medium
2LG*
Type II Long
3ME*
Type III Medium
4ME*
Type IV Medium

E
101W

30K
3000K
40K
4000K
57K
5700K

–
US

UL
Universal 
120-277V

SV
Silver 
BK
Black
BZ
Bronze
PB
Platinum 
Bronze
WH
White

G Small Four Point Mounting
 - Mounts to 1.25" (32mm) IP, 1.66" 
(42mm) O.D. horizontal tenon

J Large Four Point Mounting
 - Mounts to 2" (51mm) IP, 2.375" 
(60mm) O.D. horizontal tenon

N Utility Label and NEMA®  
           Photocell Receptacle

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

Q9 Field Adjustable Output
 - Refer to Field Adjustable Output 
spec sheet for details

R NEMA® Photocell Receptacle
 - Photocell by others

UTL Utility
 - Label per ANSI C136.15
 - Includes exterior wattage label that 
indicates the maximum available 
wattage of the luminaire

 - Includes Q9 option
 - Refer to Field Adjustable Output 
spec sheet for details

 †  See www.cree.com/lighting/products/warranty for warranty terms
 * Available with Backlight Shield when ordered with field-installed accessory (see table above)

23.7"
(601mm)

5.1"
(129mm)

 

9.3"
(237mm)
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XSP Series
XSPW™ Wall Mount Luminaire 

Ordering Information
Example: XSPWA02FC-UZ 

XSPW A 0

Product Version Mounting Optic Modules Input Power 
Designator - Voltage Color  

Options Options

XSPW A 0
Wall

2
Type II
3
Type III

F
4000K
M
5000K

C
42W
G
25W

-
US
*
Canada

U
Universal
120-277V
1
120V
2
280-277V
6*
347V

Z
Bronze 
S
Silver
T
Black
B
Platinum Bronze
W
White

Y 0-10V Dimming
 - Control by others
 - Available with Input Power Designator C only
 - Refer to Dimming spec sheet for details

P Photocell
 - Not available with K options
 - Must specify 1, 2, or 6 voltage

K Multi-Level
 - Refer to ML spec sheet for details
 - Available with Input Power Designator C only

† See www.cree.com/lighting/products/warranty for warranty terms
* Available in Canada only

Product Description
The XSPW™ wall mount luminaire has a slim, low profile design intended for outdoor wall mounted 
applications. The rugged lightweight aluminum housing and mounting box are designed for 
installation over standard and mud ring single gang J-Boxes. The luminaire allows for through-wired 
or conduit entry from the top, bottom, sides and rear. The housing design is intended specifically for 
LED technology including a weathertight LED driver compartment and thermal management. Optic 
design features industry-leading NanoOptic® Precision Delivery Grid™ system in multiple distributions. 
Applications: General area and security lighting

Utilizes BetaLED® Technology 

NanoOptic® Precision Delivery Grid™ optic

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI

CCT: 4000K (+/- 300K), 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary
9.3"

(236mm)

12"
(305mm)

4.8"
(122mm) 3.8"

(97mm)

Multi-Level Sensor
(K Option Only)
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Product Specifications

CONSTRUCTION & MATERIALS
• Die cast aluminum housing 
• Tool-less entry
• Mounts on 1.25" (32mm) IP, 1.66" (42mm) O.D. or 2" (51mm) IP, 2.375" (60mm) 

O.D. horizontal tenon (minimum 8" [203mm] in length) and is adjustable +/- 5˚ to 
allow for fixture leveling (includes two axis T-level to aid in leveling)

• Luminaire secured with two mounting bolts standard; optional four point mounting 
available

• Designed with 0-10V dimming capabilities. Controls by others
• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with an 

ultra-durable powder topcoat, providing excellent resistance to corrosion, ultraviolet 
degradation and abrasion. Silver, black, bronze, platinum bronze and white are 
available

• Weight: 14.5 lbs. (6.6kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V, 50/60Hz
• Power Factor : > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Class 1 driver
• Integral 10kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed
• Suitable for wet locations
• Certified to ANSI C136.31-2001, 3G bridge and overpass vibration standards
• Meets CALTrans 611 Vibration testing
• 10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2 
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated  

ambient salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA

Recommended Cree® Outdoor Luminaire Lumen Maintenance Factors (LMF)1

Ambient Input 
Power Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F) E 1.04 0.97 0.91 0.85 0.79

10˚C
(50˚F) E 1.03 0.96 0.90 0.84 0.79

15˚C
(59˚F) E 1.02 0.95 0.89 0.83 0.78

20˚C
(68˚F) E 1.01 0.94 0.88 0.82 0.77

25˚C
(77˚F) E 1.00 0.93 0.87 0.81 0.76

1 Lumen maintence values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA LM-80-08 total 
  test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

Input Power
Designator

System Watts
120-277V

Total Current

120V 208V 240V 277V

E 101 0.89 0.50 0.44 0.39

XSP Series - Single Module - Version C

* Electrical data at 25˚C (77˚F)
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Product Specifications

CONSTRUCTION & MATERIALS
• Slim, low profile design
• Easy mounting  and servicing from below the deck
• Luminaire housing is constructed of rugged cast aluminum with integral heat sink 

specifically designed for LED 
• Flat lens is 0.125" tempered Solite® glass
• Drop lens is 0.157" molded borosilicate glass
• Direct mount is suitable for use in single or double skin canopies with a minimum 4.0" 

(102mm) wide panels and a minimum 22 gauge, 0.030" (0.7mm) canopy thickness
• Direct mount luminaire mounts directly to the canopy deck with the drilling of a single 

2" to 4" (51mm to 102mm) round hole, is secured in place with self-sealing screws 
that provides a weathertight seal and includes 3/4” (19mm) conduit entry for direct 
wire feed

• Pendant mount includes J-Box for customer wiring and is intended to be mounted by 
3/4 IP pendant (by others) 

• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with  
an ultra-durable powder topcoat, providing excellent resistance to corrosion,  
ultraviolet degradation and abrasion. Black, bronze, silver and white are available

• Weight: 12.5 lbs. (5.7kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V or 347-480V (A, B and D Input Power Designators only), 

50/60Hz, Class 1 drivers
• Power Factor :  > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Integral 6kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used
• 10V Source Current: 0.15mA
• Operating Temperature Range: A Input Power Designator: -40˚C - +40˚C (direct mount 

to plywood), -40˚C - +45˚C (direct mount to sheet metal/suspended); B Input Power 
Designator: -40˚C - +35˚C (plywood), -40˚C - +40˚C (sheet metal/suspended); C Input 
Power Designator: -40˚C - +45˚C (plywood), -40˚C - +50˚C (sheet metal/suspended);  
D Input Power Designator: -40˚C - +35˚C (sheet metal/suspended)  
WARNING: Exceeding maximum operating temperature may result in thermal foldback

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed
• Suitable for wet locations when ordered with DM mount
• Suitable for damp locations when ordered with PD mount
• Enclosure rated IP66 per IEC 60529 when ordered with DM mount
• Consult factory for CE Certified products
• 6kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2
• Meets FCC Part 15 standards for conducted and radiated emissions
• DLC qualified when ordered with A, B & C Input Power Designators. Please refer to 

www.designlights.org/QPL for most current information
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated ambient 

salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA
• RoHS compliant when ordered with DM mount. Consult factory for additional details
• Class I, Division II Hazardous Location rated when ordered with the following SKUs: 

CPY250 A DM D B-UL WH, CPY250 A DM F B-UL WH, CPY250 A DM D B-UH WH and 
CPY250 A DM F B-UH WH. Consult factory for additional details

1 Lumen maintenance values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing on sheet metal
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

Input Power
Designator

System 
Watts
120-277V

System 
Watts
347-480V

Total Current

120V 208V 240V 277V 347V 480V

A 82 84 0.69 0.40 0.35 0.32 0.24 0.18

B 122 137 1.04 0.60 0.52 0.46 0.40 0.29

C 43 N/A 0.35 0.21 0.19 0.17 N/A N/A

D 140 145 1.24 0.71 0.62 0.54 0.44 0.29

CPY250™ LED Canopy/Soffit Luminaire

* Electrical data at 25˚C (77˚F)

Recommended CPY Series Lumen Maintenance Factors (LMF)1

Ambient
Input 
Power 
Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected2

LMF

100K hr
Projected2

LMF

5˚C
(41˚F)

A & C
1.05

1.00 0.93 0.87 0.81

B & D 0.98 0.90 0.83 0.76

10˚C
(50˚F)

A & C
1.04

0.99 0.92 0.86 0.80

B & D 0.98 0.89 0.82 0.75

15˚C
(59˚F)

A & C
1.02

0.97 0.91 0.84 0.79

B & D 0.96 0.88 0.80 0.74

20˚C
(68˚F)

A & C
1.01

0.96 0.90 0.84 0.78

B & D 0.95 0.87 0.80 0.73

25˚C
(77˚F)

A & C
1.00

0.95 0.89 0.83 0.77

B & D 0.94 0.86 0.79 0.72

30˚C
(86˚F)

A & C
0.99

0.94 0.88 0.82 0.76

B & D 0.93 0.85 0.78 0.72
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Product Specifications

CONSTRUCTION & MATERIALS
• Die cast aluminum housing 
• Tool-less entry
• Mounts on 1.25" (32mm) IP, 1.66" (42mm) O.D. or 2" (51mm) IP, 2.375" (60mm) 

O.D. horizontal tenon (minimum 8" [203mm] in length) and is adjustable +/- 5˚ to 
allow for fixture leveling (includes two axis T-level to aid in leveling)

• Luminaire secured with two mounting bolts standard; optional four point mounting 
available

• Designed with 0-10V dimming capabilities. Controls by others
• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with an 

ultra-durable powder topcoat, providing excellent resistance to corrosion, ultraviolet 
degradation and abrasion. Silver, black, bronze, platinum bronze and white are 
available

• Weight: 14.5 lbs. (6.6kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V, 50/60Hz
• Power Factor : > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Class 1 driver
• Integral 10kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed
• Suitable for wet locations
• Certified to ANSI C136.31-2001, 3G bridge and overpass vibration standards
• Meets CALTrans 611 Vibration testing
• 10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2 
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated  

ambient salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA

Recommended Cree® Outdoor Luminaire Lumen Maintenance Factors (LMF)1

Ambient Input 
Power Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F) E 1.04 0.97 0.91 0.85 0.79

10˚C
(50˚F) E 1.03 0.96 0.90 0.84 0.79

15˚C
(59˚F) E 1.02 0.95 0.89 0.83 0.78

20˚C
(68˚F) E 1.01 0.94 0.88 0.82 0.77

25˚C
(77˚F) E 1.00 0.93 0.87 0.81 0.76

1 Lumen maintence values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA LM-80-08 total 
  test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

Input Power
Designator

System Watts
120-277V

Total Current

120V 208V 240V 277V

E 101 0.89 0.50 0.44 0.39

XSP Series - Single Module - Version C

* Electrical data at 25˚C (77˚F)
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Product Specifications
CONSTRUCTION & MATERIALS
• Slim, low profile design
• Luminaire housing specifically designed for LED applications with advanced LED 

thermal management and driver
• Luminaire mounting box designed for installation over standard and mud ring 

single gang J-Boxes
• Luminaire can also be direct mounted to a wall and surface wired
• Secures to wall with four 3/16" (5mm) screws (by others)
• Conduit entry from top, bottom, sides, and rear
• Designed and UL approved for easy through-wiring
• Designed for downlight applications only
• Exclusive Colorfast DeltaGuard® finish features an E-coat epoxy primer with 

an ultra-durable powder topcoat, providing excellent resistance to corrosion, 
ultraviolet degradation and abrasion. Bronze, silver, black, white, and platinum 
bronze are available

• Weight: 9.5lbs. (4.3kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V or 347V, 50/60Hz, Class 2 driver 
• Power Factor: > 0.9 at full load
• Total Harmonic Distortion: < 20% at full load
• Integral 10kV surge suppression protection standard
• To address inrush current, slow blow fuse or type C/D breaker should be used

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed 
• Suitable for wet locations
• Enclosure rated IP66 per IEC 60529
• DLC qualified
• Please refer to http://www.designlights.org/QPL for most current information
• 10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2
• Luminaire and finish endurance tested to withstand 5,000 hours of elevated  

ambient salt fog conditions as defined in ASTM Standard B 117
• Meets Buy American requirements within ARRA

Electrical Data*

Input Power 
Designator

System 
Watts
120-277V

System 
Watts
347V

Total Current

120V 208V 240V 277V 347V

C 42 46 0.35 0.20 0.18 0.15 0.14

G 25 27 0.21 0.12 0.10 0.09 0.15

XSP Series 

* Electrical data at 25˚C (77˚F)

Recommended Cree® Outdoor Luminaire Lumen Maintenance Factors (LMF)1

Ambient Input 
Power Designator

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Calculated3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F)

C
1.04 1.02 1.01 1.00 1.00

G

10˚C
(50˚F)

C
1.03 1.01 1.00 0.99 0.99

G

15˚C
(59˚F)

C
1.02 1.00 0.99 0.98 0.98

G

20˚C
(68˚F)

C
1.01 0.99 0.98 0.97 0.97

G

25˚C
(77˚F)

C
1.00 0.98 0.97 0.96 0.96

G

1 Lumen maintence values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are within six times 
  (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA LM-80-08 total 
  test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)
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AREA CANOPY / SOFFIT WALL MOUNTED

BXSPCHT3MEF57K-ULBZ

SYMBOL QTY LABEL

6 A3

2 A3-290

BXSPCHT4MEF57K-ULBZ

SYMBOL QTY LABEL

2 A4

CPY250-A-DM-F-B-UL-WH

SYMBOL QTY LABEL

28 C13

XSPWA03MC-UZ

SYMBOL QTY LABEL

4 W3

BXSPCHT3MEF57K-ULBZ + PD-2H4(90)

7 A4-290

BXSPCHT4MEF57K-ULBZ + PD-2H4(90)

12 C13B

CPY250-A-DM-F-B-UL-BZ

12 S4

CPY250-A-DM-F-C-UL-WH



RECOMMENDED CREE® OUTDOOR LUMINAIRE 
LUMEN MAINTENANCE FACTORS (LMF)
click or scan for information

CROWN-WELD®
SQUARE STRAIGHT STEEL POLES
click or scan for information

OK
AR

KY
WV

VA

GA

FL

AL

NC

SC

TN

MS
LA

NJMD

NE

SD

ND

KS MO

IA

MN
WI

IL
IN

MI

PA
OH

NY

VT
NH

ME

MA

CREE TRUEWHITE® TECHNOLOGY & CRI
(COLOR RENDERING INDEX)
click or scan for information 

NanoOptic® TECHNOLOGY
click or scan for information 

WARRANTY INFORMATION
click or scan for information 

RED LEONARD ASSOCIATES
for more information, visit our website at www.redleonard.com

Red Leonard’s superior customer service and full applications and project
support capabilities ensure that our customer’s needs are met every step.
We are confident that you will find our complete line of LED lighting solutions
to be an excellent choice for your spaces. 
Call us today to find out how we can help you make your next project a success!

CANADA

BRITISH COLUMBIA

 TOM SCUPHAM
 tom.scupham@redleonard.com
 t. 604-939-1921

ONTARIO
 
 JIM RODD
 jim.rodd@redleonard.com
 t. 905-877-2088

NORTHEASTERN REGION

CONNECTICUT

 MARK RITTER
 mritterRLA@aol.com
 t. 860-489-4996

NEW YORK
 
 BILL BEACH
 bill.beach@redleonard.com
 t. 585-202-0345

 PAUL KULICAMP
 paul.kulicamp@redleonard.com
 t. 646-660-2750

 PAUL WRIGHT
 paul.wright@redleonard.com
 t. 518-326-0786

CREE LIGHTING SELECTION GUIDE
click or scan for information 

DesignLights Consortium® 
(DLC QUALIFIED PRODUCTS LIST)
click or scan for information 

MIDWESTERN REGION

ILLINOIS

 BOB ROECKER
 bob.roecker@redleonard.com
 t. 815-226-8820

INDIANA
 
 STEVE VEACH
 steve.veach@redleonard.com
 t. 765-288-8900

KENTUCKY

 MARK BRANDEWIEDE
 mark.brands@redleonard.com
 t. 513-702-6088

OHIO

 JAYME LEONARD
 jayme.leonard@redleonard.com
 t. 513-574-9500

 ROB RINGS
 rob.rings@redleonard.com
 t. 614-876-1770

 MARK TRAU
 marktrauRLA@gmail.com
 t. 440-498-9155

http://redleonard.com/multimedia/cree/CREE-poles-PS.pdf
http://redleonard.com/multimedia/cree/CREE-poles-PS.pdf
http://tools.betaled.com/IESConfigurationTool/Download.aspx%3FFileName%3DReports%255CTD-13_Recommended_BetaLED_LD_Factors.pdf
http://tools.betaled.com/IESConfigurationTool/Download.aspx%3FFileName%3DReports%255CTD-13_Recommended_BetaLED_LD_Factors.pdf
http://redleonard.com/multimedia/cree/CRIbreakout.pdf
http://redleonard.com/multimedia/cree/CRIbreakout.pdf
http://redleonard.com/multimedia/cree/Nanobreakout.pdf
http://redleonard.com/multimedia/cree/Nanobreakout.pdf
http://www.cree.com/lighting/products/warranty
http://www.cree.com/lighting/products/warranty
http://redleonard.com/multimedia/cree/Cree_Lighting_Selection_Guide.pdf
http://redleonard.com/multimedia/cree/Cree_Lighting_Selection_Guide.pdf
http://www.designlights.org/qpl/en/saved/dLVBE%23results
http://www.designlights.org/qpl/en/saved/dLVBE%23results
www.redleonard.com
www.redleonard.com
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HAYES AND U.S. 31 COMMERCIAL PUD
GRAND HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN

NOT TO SCALE
LOCATION MAP

ROBBINS RD.

COMSTOCK ST.

HAYES ST.

17
2N

D 
AV

E.

16
8T

H 
AV

E.

US31

LEGAL DESCRIPTION - OVERALL PARCEL
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE TOWNSHIP OF GRAND HAVEN, COUNTY OF OTTAWA, AND STATE
OF MICHIGAN, TO WIT:
PARCEL 1: THE NORTH 1/2 OF THE SOUTH 1/2 OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 33, TOWN 8 NORTH,
RANGE 16 WEST.
PARCEL 2: THE SOUTH 1/2 OF THE NORTH 1/2 OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 33, TOWN 8 NORTH,
RANGE 16 WEST.
(SAFE TITLE COMMITMENT NO. 025619-ST01, DATED MARCH 5, 2013)
PP# 70-03-33-300-015 & 70-03-33-300-013
39.1 ACRES TOTAL

HAYES STREET

17
2n

d 
A

VE
N

U
EUS-31

N48°46'51"W    249.23'

N89°52'30"W    573.69'

S0
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1"
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99
.8

0'

S88°26'46"W
33.00'

S0
1°

33
'1

4"
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85

5.
36

'

N89°40'34"E    1245.18'

N22°47'30"W
    394.27'

L=1157.07'

R
=3744.83'

N62°00'22"E    4
10.68'

N36
°4

7'2
1"

E
12

4.2
9'

N90°00'00"E    344.65'

19
0.

39
'

60
9.

41
'

110.93'

270.00'

P.U.D.
10.78 ACRES

REMAINDER
28.33 ACRES

N
00

°0
0'

00
"E

13
9.

87
'

N1
6°

48
'1

9"
E

61
.5

0'
L=115.79'
R=240.00'
Δ=27°38'31"
N22°45'39"E
  114.67'

N36
°3

4'5
4"

E
11

9.9
4'

N
10

°3
4'

36
"E

10
6.

18
'

L=111.91'
R=315.00'
Δ=20°21'19"
N22°56'15"E
  111.32'

206.16'138.49'

369.26'204.44'

PHASE 2
4.25 ACRES

PHASE 1
4.37 ACRES

LEGAL DESCRIPTION - REMAINDER
"REMAINDER" DESCRIPTION: Part of the Southwest 1/4 of Section 33, Town 8 North, Range 16 West, Grand Haven Township, Ottawa
County, Michigan, described as: Commencing at the South 1/4 corner of said Section 33; thence N89°52'30"W 98.52 feet along the South line
of said Section 33; thence N03°08'31"E 609.41 feet along the Westerly right-of-way line of 172nd Avenue to the Point of Beginning; thence
S90°00'00"W 344.65 feet; thence S81°15'44"W 604.50 feet; thence N22°47'30"W 13.35 feet along the Easterly R.O.W. line of US-31; thence
Northwesterly 1157.07 feet along a 3744.83 foot radius curve to the right, the chord of which bears N13°56'24"W 1152.48 feet along said
Easterly right-of-way line; thence N89°40'34"E 1245.18 feet along the North line of the South 9/16 of the East 1/2 of the Southwest 1/4 of said
Section 33; thence S01°33'14"E 855.36 feet along the North-South 1/4 line of said Section 33; thence S88°26'46"W 33.00 feet; thence
S03°08'31"W 190.39 feet along the Westerly right-of-way line of 172nd Avenue to the Point of Beginning. Contains 28.33 acres.  Subject to
highway right-of-way for 172nd Avenue over the most Easterly 33.00 feet thereof. Subject to easements, restrictions and rights of way of record.

LEGAL DESCRIPTION - PUD
PHASE "2" DESCRIPTION: PART OF THE SOUTHWEST 1/4 OF SECTION 33, TOWN 8 NORTH, RANGE 16 WEST, GRAND HAVEN
TOWNSHIP, OTTAWA COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT THE SOUTH 1/4 CORNER OF SAID SECTION 33;
THENCE N89°52'30"W 98.52 FEET ALONG THE SOUTH LINE OF SAID SECTION 33 TO THE POINT OF BEGINNING; THENCE
CONTINUING N89°52'30"W 369.26 FEET ALONG SAID SOUTH LINE; THENCE N00°00'00"E 139.87 FEET; THENCE N16°48'19"E 61.50
FEET; THENCE NORTHEASTERLY 115.79 FEET ALONG A 240.00 FOOT RADIUS CURVE TO THE RIGHT, THE CHORD OF WHICH
BEARS N22°45'39"E 114.67 FEET; THENCE N36°34'54"E 119.94 FEET; THENCE NORTHEASTERLY 111.91 FEET ALONG A 315.00 FOOT
RADIUS CURVE TO THE LEFT, THE CHORD OF WHICH BEARS N22°56'15"E 111.32 FEET; THENCE N10°34'36"E 106.18 FEET; THENCE
N90°00'00"E 206.16 FEET; THENCE S03°08'31"W 609.41 FEET ALONG THE WESTERLY RIGHT-OF-WAY LINE OF 172ND AVENUE TO
THE POINT OF BEGINNING. CONTAINS 4.25 ACRES. SUBJECT TO HIGHWAY RIGHT-OF-WAY FOR HAYES STREET OVER THE MOST
SOUTHERLY 33.00 FEET THEREOF. SUBJECT TO EASEMENTS, RESTRICTIONS AND RIGHTS OF WAY OF RECORD.

AND

PHASE "1" DESCRIPTION: A PARCEL OF LAND LOCATED IN THE E 1/2 OF THE SW 1/4 OF SECTION 33, T8N, R16W, GRAND HAVEN
TOWNSHIP, OTTAWA COUNTY, MICHIGAN DESCRIBED AS:  BEGINNING AT A POINT ON THE SOUTH LINE OF SAID SECTION 33,
WHICH IS N 89°52'30" W, 467.77 FEET FROM THE SOUTH 1/4 CORNER; THENCE CONTINUING N 89°52'30" W, 204.44 FEET TO THE
EASTERLY RIGHT-OF-WAY OF HIGHWAY US-31; THENCE ALONG SAID RIGHT-OF-WAY FOR THE NEXT TWO COURSES, N 48°46'51"
W, 249.23 FEET; THENCE N 22°47'30" W, 110.93 FEET; THENCE  N 62°00'22" E, 410.68 FEET; THENCE N 36°47'21" E, 60.50 FEET;
THENCE  N 90°00'00" E, 19.60 FEET; THENCE N 36°47'21" E, 124.29 FEET; THENCE N 90°00'00" E, 138.49 FEET; THENCE S 10°34'36"
W, 106.18 FEET; THENCE ALONG A 315.00 FOOT RADIUS CURVE TO THE RIGHT (CENTRAL ANGLE = 20°21'19", CHORD DIST. =
111.32 FEET, CHORD BEARING = S 22°56'15" W) FOR 111.91 FEET; THENCE S 36°34'54" W, 119.94 FEET; THENCE ALONG A 240.00
FOOT RADIUS CURVE TO THE LEFT (CENTRAL ANGLE = 27°38'31", CHORD DIST. = 114.67 FEET, CHORD BEARING = S 22°45'39" W)
FOR 114.67'; THENCE S 16°48'19" W, 61.50 FEET; THENCE S 00°00'00" E, 139.87 FEET TO THE POINT OF BEGINNING.  CONTAINING
4.365 ACRES. SUBJECT TO THE RIGHT-OF-WAY OF HAYES ROAD OVER THE SOUTHERLY 33 FEET THEREOF.

AND

"OPEN SPACE" DESCRIPTION: A PARCEL OF LAND LOCATED IN THE E 1/2 OF THE SW 1/4 OF SECTION 33, T8N, R16W, GRAND
HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN DESCRIBED AS:  COMMENCING AT THE SOUTH 1/4 CORNER OF SAID SECTION
33; THENCE N 89°52'30" W, 672.21 FEET TO THE EASTERLY RIGHT-OF-WAY OF HIGHWAY US-31; THENCE ALONG SAID
RIGHT-OF-WAY FOR THE NEXT TWO COURSES, N 48°46'51" W, 249.23 FEET; THENCE N 22°47'30" W, 110.93' TO THE POINT OF
BEGINNING; THENCE CONTINUING ON SAID COURSE 283.35 FEET; THENCE N 81°15'55" E 604.50 FEET; THENCE S 36°47'21" W,
124.29 FEET; THENCE S 90°00'00" W, 19.60 FEET; THENCE S 36°47'21" W, 60.50 FEET; THENCE S 62°00'22" W, 410.68 FEET TO THE
POINT OF BEGINNING. CONTAINING 2.157 ACRES. SUBJECT TO THE RIGHT-OF-WAY OF HAYES ROAD OVER THE SOUTHERLY 33
FEET THEREOF.

N90°00'00"E
19.60'

N36°47'21"E
60.50'

OPEN
SPACE

2.16 ACRES

13.35' N81°15'44"E    604.50'
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SCALE: 1" = 60'

0' 30' 60' 120'

BENCHMARK #61 ELEV.= 603.01 (NAVD88)
SET RAILROAD SPIKE IN POWER POLE, POLE IS 90'± WEST OF 172ND AVENUE AND 77'± S. OF THE NORTH
PROPERTY LINE.

BENCHMARK #63 ELEV.= 601.90 (NAVD88)
RAILROAD SPIKE IN NORTHWEST SIDE OF 14" TREE LOCATED 4' NORTH OF NORTH PROPERTY LINE AND
547'± WEST OF 172ND AVENUE.

BENCHMARK #1354 ELEV.= 600.61 (NAVD88)
TOP OF LARGEST PUMPER NOZZLE ON HYDRANT LOCATED AT THE NORTHEAST CORNER OF HAYES
STREET & 172ND AVENUE.

BENCHMARK #1652 ELEV.= 600.17 (NAVD88)
TOP OF LARGEST PUMPER NOZZLE ON HYDRANT LOCATED ON THE WEST SIDE OF THE DRIVE LOCATED
ON THE SOUTH SIDE OF HAYES STREET (SOUTH OF SITE).
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SCALE: 1" = 40'
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1. ENSURE FENCING IS INSTALLED TO PREVENT REMOVAL OF TREES OUTSIDE THE

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

TREE CANOPY.

2. TREES WERE MEASURED AT DIAMETER BREAST HEIGHT (D.B.H.)

3. PROTECTED TREES BOTH IN AND WITHIN 10' OF CONSTRUCTION ZONE (8" OR

GREATER D.B.H.) = 39 TREES

4. PROTECTED TREES PROPOSED TO BE REMOVED WITHIN CONSTRUCTION ZONE (8"
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5. 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"
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ALL TREE PROTECTION SHALL BE INSTALLED BY THE CONTRACTOR AND APPROVED BY
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NOTES:
1. PROPOSED ZONING ORDINANCE DEPARTURES:

A. ADDITIONAL READER BOARD SIGN
B. USE OF WETLAND AS CONTINUOUS LANDSCAPE BUFFER

2. THE SPEEDWAY SITE (PHASE 1) WILL BE DEVELOPED & BUILT IN 2015. THE REMAINING USES IN PHASE 2
WILL BE DEVELOPED BASED ON MARKET DEMAND.

3. THE PROPOSED ACCESS ROAD BETWEEN 172nd & HAYES WILL BE PRIVATE & WILL BE PROVIDED WITH
A 40' WIDE INGREE/EGRESS EASEMENT WITH A SHARED MAINTENANCE AGREEMENT BETWEEN
OWNERS OF PHASE 1 AND PHASE 2.

4. TOTAL LAND AREA OF PUD = 10.78 ACRES
5. OPEN SPACE = 2.16 ACRES
6. GROSS FLOOR AREA OF PHASE 1 = 4,608 SQ.FT.
7. USABLE FLOOR AREA OF PHASE 1 = 3,600 SQ.FT.
8. CONVENIENCE STORE (PHASE 1)

A. ALCOHOLIC BEVERAGES = NO
B. FOOD PREPARED ON SITE = YES
C. PROPOSED HOURS OF OPERATION = 24/7

9. APPROXIMATELY 10,000 CU. YD. OF SAND FILL WILL BE BROUGHT INTO THE SITE TO RAISE THE SITE
GRADE. (APPROX. 5,000 CU.YD. ON EACH PHASE 1 AND PHASE 2)

10 STORMWATER FROM THE ENTIRE PUD WILL BE COLLECTED IN AN ENCLOSED PIPE SYSTEM &
DISCHARGED TO VINCENT DRAIN EXTENSION AFTER PASSING THROUGH A STORMWATER QUALITY
UNIT.
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Community Development Memo 
 
 DATE:  February 11, 2016 
 
 TO:  Planning Commission 
 
 FROM: Stacey Fedewa, Planning & Zoning Official 
 

RE:  Health Pointe PUD – Township Board Motion 
 
 
BACKGROUND 

 
On January 25th the Township Board discussed the proposed Health Pointe PUD Amendment 
application, and the following motion was adopted: 

Motion by Supervisor French and supported by Treasurer Kieft to refer the Health 
Pointe PUD application to the Planning Commission in order to:  

a. Request a joint meeting with the City of Grand Haven Planning Commission to 
receive their comments and concerns;  

b. Correct the Zoning Ordinance to include “medical clinics” as an allowable use 
in the C-PUD;  

c. Correct the Zoning Ordinance with regard to building heights within certain 
commercial areas of the Township;  

d. Amend the site plan to varying the roof lines and review the landscaping plan 
as it relates to landscaping abutting walls for the west and north elevations.  

NEXT STEPS & UPDATE 

 The Planning Commissions will hold a joint meeting on February 24th @ 7pm in the GHT 
Board Room to discuss the Robbins Road Corridor Sub-Area Plan. 

 The text amendments have been proposed. 

 Health Pointe will present revised site plans and elevation drawings on February 24th that 
include additional landscaping and varying rooflines. 

 
Please contact me prior to the meeting with questions or concerns. 
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GRAND HAVEN CHARTER TOWNSHIP BOARD 
MONDAY, JANUARY 25, 2016 

 
 
REGULAR MEETING 
 
I. CALL TO ORDER 

Supervisor French called the regular meeting of the Grand Haven Charter Township 
Board to order at 7:00 p.m. 
 

II. PLEDGE TO THE FLAG 
 
III. ROLL CALL 

Board members present: French, Larsen, Behm, Redick, and Kieft. 
Board members absent: Hutchins, Meeusen. 
 
Also present were Manager Cargo, and Planner Fedewa. 

 
IV.       APPROVAL OF MEETING AGENDA 
  

Motion by Treasurer Kieft and seconded by Clerk Larsen to approve the meeting agenda. 
Which motion carried. 

 
V. APPROVAL OF CONSENT AGENDA 

1. Approve January 11, 2016 Special Board Minutes 
2. Approve Payment of Invoices in the amount of $332,613.87 (A/P checks of 

$249,449.45 and payroll of $83,164.42) 
3. Approve 2016 Dust Palliative Contract with “Michigan Chloride Sales” ($31,425) 

 
Motion by Clerk Larsen and seconded by Trustee Behm to approve the items listed on 
the Consent Agenda.  Which motion carried. 

 
VII. OLD BUSINESS 

1. The Board discussed took public comments, which included the following: 
a. Jack Steinmetz, 15695 High Ridge Drive, is concerned with the size and scope of 

the project; believes exceeding the 35 foot height limitation will impact the 
quality of life; believes that the fact the proposed project may not increase the tax 
base should be considered. 

b. Mark Reenders, 16616 Warner, supports the previous comments; believes that 
there was a conflict of interest with Planning Commissioner LaMourie; requested 
that the Board consider the impact of the proposed 55’ height under the zoning 
text amendments. 

c. Jaclyn Hansen, 11001 Lakeshore Drive, is opposed to the Health Pointe PUD 
application and the exceptions contained within the Planning Commission 
recommendation. 

d. Richard Aubrey, 10747 Lakeshore Drive, asked whether the proposed Health 
Pointe PUD would be required to fund improvements to Robbins Road. 
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e. Township Planner Fedewa noted that the Traffic Impact Analysis by URS was 
reviewed by both the Ottawa County Road Commission and City of Grand 
Haven.  It is recommended that Robbins Road between US-31 and 172nd Avenue 
be restriped and that the traffic signals at the 172nd and Robbins Road intersection 
be reconfigured with a “box style”.  Both of these items were already with the 
City of Grand Haven Capital Improvement Plan.  Funding participation may be 
available from the Township’s DDA and the applicant. 
 

The Board discussed the Health Pointe PUD application, which included the 
following: 
 Trustee Redick does not believe the Planning Commission recommendation is 

in an approvable form; but believes it can be made approvable.  Specifically, 
he noted: 
 Does not believe the use (i.e., medical clinic) is allowed in the C-PUD 

District.  The applicable section of the Zoning Ordinance only includes 
“office buildings”.  Regardless of whether it is a “good idea” to allow 
medical clinics in C-PUD districts, fidelity to the Zoning Ordinance 
provides that medical clinics are only allowed in Service Professional 
zoning districts and treats clinics as separate and distinct from offices.  
There are valid zoning reasons for this distinction (e.g., traffic patterns, 
etc.).  Supports amending the Zoning Ordinance to address this issue 
prior to any approval. 

 Notes that the PUD section of the Zoning Ordinance does have the 
ability to grant departures.  But, does not believe the building height 
departure (e.g., 55’) adheres to the guiding rule to be substantially 
consistent with the regulations.  Supports amending the Zoning 
Ordinance to address this issue prior to any approval. 

 Acknowledged that this is probably an oversight since the Master Plan 
does support this type of use and height and notes that the Master Plan 
preceded the proposed project by a number of years.  But, the Zoning 
Ordinance should be amended to create consistency with the Master 
Plan. 

 Has concerns with the architectural and landscaping aspects of the 
Health Pointe PUD application; but, noted that both of these items are 
solvable.  Specifically, it was noted that the project needs varying roof  
lines to “break-up” walls that are over 100 feet in length.  
Photographic examples were provided.  The roof lines are too 
mundane – unbroken straight lines.  It was also noted that the west 
elevation, and possibly the north elevation, do not comply with the 
requirement that outside landscaping shall abut walls. 

 Trustee Behm supported the issues raised by Trustee Redick and specifically 
noted concerns with the departure in the building height, which he considers 
too great with regard to current ordinance regulations.  Behm also expressed 
concern with the impact of the proposed development on Robbins Road. 

 Treasurer Kieft supported the issues raised by Trustee Redick.  Believes that 
the Planning Commission pushed the project forward too quickly. 

 Clerk Larsen noted that it would be appropriate to garner the opinion of the 
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City of Grand Haven Planning Commission on this project; is concerned with 
the building height departure and wants to complete a zoning text amendment 
prior to voting on the proposed project.  Would also like to have a more 
detailed review of the traffic impact analysis.   

 Supervisor French noted that the Robbins Road Corridor Study – as adopted 
by the Township – encourages collaboration with the City of Grand Haven on 
developments impacting Robbins Road.  He supports returning the Health 
Pointe PUD application to the Planning Commission and requesting that a 
joint meeting of the City and Township Planning Commission be conducted to 
review the proposal. 

 
Motion by Supervisor French and supported by Treasurer Kieft to refer the Health 
Pointe PUD application to the Planning Commission in order to: 

a. Request a joint meeting with the City of Grand Haven Planning Commission 
to receive their comments and concerns; 

b. Correct the Zoning Ordinance to include “medical clinics” as an allowable use 
in the C-PUD; 

c. Correct the Zoning Ordinance with regard to building heights within certain 
commercial areas of the Township; 

d. Amend the site plan to varying the roof lines and review the landscaping plan 
as it relates to landscaping abutting walls for the west and north elevations. 

Which motion carried, as indicated by the following roll call vote: 
Ayes: Redick, Behm, French, Larsen, Kieft 
Nays: 
Absent: Hutchins, Meeusen 

 
2. Motion by Treasurer Kieft and supported by Clerk Larsen to postpone further action 

on the corrective amendment to the Water Rate Ordinance until February 8th, which 
returns the water connection fee to the previously approved and recommended level.  
This is a first reading.  Which motion carried. 

 
 VIII. NEW BUSINESS 
 

1. Manager Cargo noted that the Township has received a request from a Township 
resident (i.e., Virginia Aubrey, 10747 Lakeshore Drive) to hold a public hearing on 
the proposed Zoning Text amendments. 
 
Motion by Trustee Behm and supported by Supervisor French to postpone further 
action on the proposed Zoning Text amendment Ordinance to revise sections of the 
Planned Unit Development Chapter of the Grand Haven Charter Township Zoning 
Ordinance until February 22nd, and instructing staff to schedule a public hearing for 
this meeting. 
 

IX. REPORTS AND CORESPONDENCE 
a. Correspondence was reviewed 
b. Committee Reports  
c. Manager’s Report, including: 
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i. December Chamber of Commerce Report 
ii. December Legal Review 

iii. December Construction Report 
iv. December Ordinance Enforcement Report 

d. Others 
 

X. PUBLIC COMMENTS 
None. 

  
XI. ADJOURNMENT 

Motion by Clerk Larsen and seconded by Treasurer Kieft to adjourn the meeting at 7:45 
p.m. Which motion carried.  

 
Respectfully Submitted, 
 
 
Laurie Larsen 
Grand Haven Charter Township Clerk 
 
 
Karl French 
Grand Haven Charter Township Supervisor 
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Community Development Memo 
 
 DATE:  February 11, 2016 
 
 TO:  Planning Commission 
 
 FROM: Stacey Fedewa, Planning & Zoning Official 
 

RE: Grand Haven Golf Club PUD – Golfview Sub – Pre-Application  
Presentation 

 
 
BACKGROUND 

 
The Grand Haven Golf Club PUD included the 5 lot Golfview Subdivision for platted single family 
dwellings. Two of the dwellings have been constructed. 
 
The developer believes site condominiums similar to The 
Retreat are a “better fit” for the current housing market and 
is requesting a pre-application presentation to receive 
feedback on the proposed Major PUD Amendment. 
 
At a pre-application presentation the Planning Commission 
and Grand Haven Golf Club shall have an opportunity to 
exchange information and provide guidance that will assist 
in the preparation of materials. Also, it is noted that no 
formal action will be taken, nor will statements made be 
considered legally binding commitments. 
 

ADDITIONAL INFORMATION 
 
Staff notes the site plan is somewhat confusing because it contains information that is not relevant 
to this proposal. For example, the developer is not proposing additional open space. Other 
information includes: 
 

• The developer is proposing additional evergreen trees for screening. 
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• Staff recommended the developer submit the plans to the OCRC and OCWRC prior to formal 
submission to ensure the plans receive preliminary approval. 

• There are a variety of legal questions the developer must answer, but prior to incurring the 
legal fees the developer is requesting this pre-application presentation. Questions include: 

o Can the Declaration of Restrictive Covenants for the Golfview Subdivision be 
amended? 

o Is The Retreat an expandable condominium development? 

o Can a subdivision only be comprised of two lots? 

o Do the two property 
owners in Golfview 
Subdivision wish to 
join The Retreat and 
convert to a site 
condominium? 

 
 
Please contact me prior to the 
meeting with questions or concerns. 
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GENERAL NOTES

Part of the NE 1/4 of Section 16, T7N, R16W, Grand Haven Township, Ottawa County,

Michigan, described as: BEGINNING at the NE corner of Section 16; thence S00 55'23"E

1417.83 feet along the East line of Section 16;  thence S89 04'39"W 44.10 feet;  thence

Southwesterly along a curve to the left having a radius of 558.46 feet, a central angle of

21 33'00", an arc length of 210.05 feet and whose chord bears S78 18'06"W 208.01 feet,

(the preceding 2 courses along the Northerly line of Timber Dunes Subdivision No.2 as

recorded in Liber 18 of Plats on page 20 and 21); thence N22 28'23"W 180.00 feet to

the NE corner of Lot 57 of Timber Dunes Subdivision No. 2; thence along the Northerly

line of Timber Dunes Subdivision No.2 an a curve to the left having a radius of 1164.56 

feet, a central angle of 20 48'41", an arc length of 423.00 feet and whose chord bears

South 57 07'06"W 420.68 feet; thence S90 00' 00"W 1294.95 feet; thence N00 00' 3"E

861.55 feet; thence S89 57'52"W 110.00 feet; thence N00 00'13"E 660.00 feet to the

North line of Section 16; thence N89 57'52"E 2052.67 feet to the point of beginning.

Containing 68.15 acres of land except that part taken, used or deeded for road purposes.

1. Property Description: 

(as furnished)

2. Mapping:

a) Boundary Information is based on surrounding recorded plats and 

available sectional information.

b) Existing 2 foot interval ground contours and topographical features

are based on aerial survey photography provided by Air Maps, Inc. 

dated 4/7/1994.

c) Existing utilities and adjacencies are based on available records.

d) This site is not located within the 100 Year Flood Plain, based on 

the National Flood Insurance Program Rate Maps.

3. Zoning: 
Existing classification is PUD

Existing Zoning (Abutting Properties)

a) North (North side of Lincoln)

    RR - Rural Residential

b) South (South of PUD)

    RR - Rural Residential)

c) West

    R-1 Single Family Residential

d) East

RR- Rural Residential (East side of 168th Ave.)

C-1 Commercial (NE corner of Lincoln St. & 168th Ave.

0

0

0

0

0

0

0

0

0

0

4. Proposed Improvements:

a) This PUD will be served by public utilities - sanitary sewer,

storm sewer, municipal water, buried electric, telephone,

cable TV and gas.  Appropriate easements for all utilities will be provided.

b) This PUD will be constructed in one phase (not including this proposed addition)

and individual units will be constructed and subject to current housing market demands

c) All Streets will be private and will be constructed within a 66' easement per detail

      - Street Width:  (Section 30.104 4 (c)(3) )

              Proposed:  24 ft.    Per Ordinance:  24ft.

d) Drainage design and management will conform to the Ottawa County Drain Commission 

standards and specifications with outlet to the Beechtree County Drain.

e) Construction will conform to all State and Local codes, including, but not limited to:

      - Soil Erosion and Sedimentation Control

      - National Pollution Discharge Elimination System (NPDES)

f) Street lighting will be installed by Consumers Energy, at the Developer's expense, in 

accordance with normal design standards and specification and in accordance

with Grand Haven Township Subdivision Control Ordinance requirerments.

shown on this plan.  The applicant will request the following waivers from the Township 

Board based on Section 30.107 for Private Road Standards.

5. Proposed Additions:
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a. The applicant is requesting the Township consider the conversion of the 3 existing  

vacant Golf View Subdivision lots on Lincoln Street to 4 site condominium units.  

c.  The four proposed condominium units will be the "Riverstone" design condominium which is the same   

the same as the condominium units built inside the Retreat Development.  Each of these units will be

d.  The four proposed condominium units will become apart of the Retreat Condominium Association. 

e.  The Retreat Association Board has approved the additional 4 Lincoln Street units to the   

their Retreat Association.   A letter from the Association Board will be forthcoming. 

f.  The applicant shall comply to all State and Local laws and ordnances.   

a walkout design as the two existing homes are on lots 1 & 2 of this sub. 

#7  1-14-15

AREA OF EXPANSION

0

0

b.  Each of the three lots are 100'x 210' for a total area of 63,000sf or 1.45 acres. 
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Community Development Memo 
 
 DATE:  February 10, 2016 
 
 TO:  Planning Commission 
 
 FROM: Stacey Fedewa, Planning & Zoning Official 
 

RE:  2015 Planning Commission Report 
 
 
Pursuant to the Grand Haven Charter Township Planning Commission Bylaws, the following annual 
report is submitted to the Township Board. 
 
ATTENDANCE 

 
There were 16 meetings of the Planning Commission during 2015. Below is the attendance record 
of each member: 
 

Member Excused 
Absence 

Unexcused 
Absence 

Kantrovich (Chair)* 5 1 

LaMourie (Vice Chair) 3 0 

Robertson (Secretary)  1 0 

Kieft 0 0 

Wilson  1 0 

Taylor  2 0 

Reenders 0 1 

Gignac ** 5 0 

Cousins*** 1 0 
 
* Redick resigned effective 2/1/2015 

** Gignac appointed 2/9/2015 

*** Cousins appointed 8/24/2015 
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TRAINING 
 
It is noted the Township Board strongly encourages members of the Planning Commission to avail 
themselves of training opportunities, which is a significant factor for reappointments. (i.e., two 
training sessions during a three year period. Training completed as part of a Commissioner’s 
professional career can be applied to this training requirement). 
 

Member 2015 Training Session(s) 
2013 – 2015  

Total Training 
Kantrovich (Chair) DEQ Presentation 3 

LaMourie (Vice Chair) DEQ Presentation 2 

Robertson (Secretary)  
Community Engagement Workshop 
DEQ Presentation 
MTA Hot Topics 

6 

Kieft 
PC Basic Training 
DEQ Presentation 3 

Wilson  
Community Engagement Workshop 
DEQ Presentation 
Real Estate License Renewal 

4 

Taylor  

Community Engagement Workshop 
DEQ Presentation 
MTA Hot Topics 
Real Estate License Renewal 

6 

Reenders 
Community Engagement Workshop 
DEQ Presentation 2 

Gignac  None N/A 

Cousins None N/A 
 

COMMITTEES & JOINT SESSIONS 
 
There were two committees during 2015— Community Engagement Subcommittee and Resilient 
Grand Haven Master Plan: 
 

Community Engagement Subcommittee 3 Meetings 

Robertson (Chair) 3 

Taylor 2 

Reenders 2 

Wilson 1 
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Resilient Grand Haven 
Master Plan 7 Meetings 

Kantrovich (Chair) 6 

LaMourie (Vice Chair) 0 

Robertson (Secretary)  6 

Kieft 1 

Wilson  2 

Taylor  5 

Reenders 4 

Gignac  1 

Cousins 2 
 

ACTIVITY 
 

Application Type Project Status 

PUD 
Gas Station & Future Retail –  
Speedway & North Star Commercial 

Pending 

PUD Amendment 
Lot Adjustments – Copper Stone Complete 

Medical Office Building – Health Pointe Pending 

Rezoning 

Shape Corp (2 parcels) – AG to I-1 Complete 

Karner – AG to RR Complete 

Wagenmaker – AG to R-2 Complete 

Grand Haven Financial Center – RR to SP Complete 

Site Plan Review 

Food Truck – Botello’s Complete 

New Bank – Flagstar Bank  Complete 

Parking Lot Expansion – Transfer Tool Complete 

Special Land Use 

Outdoor Pond – Bierman Complete 

Outdoor Pond – Batka Complete 

Dwelling on AG parcel – McVoy Complete 
Amendment to Master Site Plan – Christian 
Reformed Conference Grounds Complete 

Outdoor Pond – Walters Pending 

Dwelling on AG parcel – VanderWal Fee Due 
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Platted Lot Division Geneva Complete 
Zoning Text 
Amendment 

Miscellaneous Revisions Complete 

Pre-Application 
Presentations 

Duplex’s – McCarthy Canceled 

Curb-side Serve – Meijer Unknown 

Mixed-Residential – Stonewater Pending 

Other PUD Extension – Piper Lakes 

Reviewing 
Conceptual 

 Construction 
Plans 

 

BUDGET 
 

Budget Item Original 
Budget 

Total 
Expenditures 

Percent 
Used 

Wages & 
FICA 

$10,940 $10,100 95% 

Legal & 
Consulting 

$12,000 $8,288 69% 

Training $750 $1,078 143% 

Travel & 
Mileage 

$100 $55 55% 

Total $23,790 $19,500 82% 

 
 
Please contact me prior to the meeting with questions or concerns. 
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