AGENDA

Grand Haven Charter Township Planning Commission
Monday, February 5, 2018 — 7:00 p.m.

I.  Call to Order
Il.  Roll Call
I1l.  Pledge to the Flag
IV.  Approval of the January 16, 2018 Meeting Minutes
V.  Correspondence
VI.  Brief Public Comments & Questions (Limited to 3 minutes)
VII.  New Business
A. Platted Lot Division — Dwyer
B. Presentation & Discussion — Robbins Centre Pointe PUD
VIIl.  Reports
A. Attorney’s Report
B. Staff Report
C. Other
IX.  Extended Public Comments & Questions (Limited to 4 minutes)
X.  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.



VI.

VII.

VIII.

MEETING MINUTES
GRAND HAVEN CHARTER TOWNSHIP
PLANNING COMMISSION
JANUARY 16, 2018

CALL TO ORDER
Wilson called the meeting of the Grand Haven Charter Township Planning Commission to
order at 7:00 p.m.

ROLL CALL

Members present: LaMourie, Taylor, Kieft, Chalifoux, Reenders, Wilson, Hesselsweet, and
Wagenmaker

Members absent: Cousins

Also present: Community Development Director Fedewa, Attorney Bultje, and Assistant
Zoning Administrator Hoisington

Without objection, Wilson instructed Fedewa to record the minutes.
PLEDGE TO THE FLAG

APPROVAL OF MINUTES

Without objection, the minutes of the December 4, 2017 meeting were approved.
CORRESPONDENCE — None
PUBLIC COMMENTS — None

PUBLIC HEARING
A. Special Land Use — Outdoor Pond — Pushaw

Wilson opened the public hearing at 7:02pm.

Hoisington provided an overview through a memorandum dated January 8.
The applicant, Tom Pushaw, was present and available to answer questions.
There being no comments, Wilson closed the hearing at 7:04pm.

OLD BUSINESS
A. Special Land Use — Outdoor Pond — Pushaw

The application was discussed by Commissioners and focused on:



1.

e Inquired if a Soil Erosion and Sedimentation Control permit and/or floodplain permit
was required.

o Staff explained that two conditions have been included with the sample motion
to approve. Applicant will have to provide a new Soil Erosion permit (current
permit has expired), Additionally, the applicant will need to provide a DEQ
permit or a Letter of No Authority stating a permit is not required.

e Questioned if a fence should be installed.

o Barriers of some kind are required for pools under the state construction codes.
However, ponds are not required to have the barriers because it has a 1:3 slope.
It would be the discretion of the Planning Commission, but historically it has not
required a fence around ponds.

Motion by Taylor, supported by LaMourie, to conditionally approve the
Outdoor Pond Special Land Use application for 14766 Ammeraal Avenue,
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 and conditions:

1. Shall provide the Township with a copy of the Soil Erosion and
Sedimentation Control permit prior to digging the pond.

2. 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.

Which motion carried unanimously.

REPORT — PUSHAW OUTDOOR POND

This approval is based on the affirmative findings that each of the following Special Land Use standards
has been fulfilled:

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

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

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

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

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

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



G.

H.

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.

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.

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.

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.

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.

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.
As appropriate, the Planning Commission has discretion to 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.

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.

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.

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

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

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.

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.

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.

. 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.

NEW BUSINESS
A. Discussion — Future Land Use Map

Fedewa provided an overview through a memorandum dated January 11%".

Discussions by the Commissioners included:

e Requested an explanation of the rezoning process, and how that is impacted by the
Future Land Use (FLU) Map.

o Rezoning application relies upon the FLU Map to determine if the proposed
rezoning is consistent with the goals and objectives of the master plan and
zoning ordinance. Ignoring this Map and approving a rezoning that is not
consistent will be problematic in the future if other rezoning applications should
be denied.

o Per Attorney Bultje, the Michigan Planning Enabling Act has certain exceptions
that allow revisions to the master plan and FLU Map, but changing the
designation of specific properties on the Map is not allowed. That process
requires the 42-day comment period and subsequent public hearings, in addition
to the variety of mailings.

e Concerns were raised that the Map is taking away property rights.

o Per Attorney Bultje, the zoning district and FLU Map establish the property
rights, and at no time do these take away property rights. The zoning district
lists the allowable uses, and the Map identifies the additional uses that may be
allowed if rezoned. Although these may not be the uses desired by a specific
person, they establish the property rights and are not equivalent to a takings.

e Some properties owners choose to buy large tracts of land for future investment
purposes. Changes to the FLU Map can cause significant hardship for these investments
because it limits their ability to split and develop.

o If property owners have such investments and the key to their success is reliant
upon the FLU Map it is important for the owner to stay apprised of potential
changes to the Map in order to protect the asset.

e Expressed concern that residents are not made aware of the changes to the Map, so they
do not have an opportunity to protect their assets.

o Per Fedewa, although staff has complied with the law for noticing changes to
the Map—more can always be done.
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Buying into a zoned community includes certain assurances and limitations to property.
One property owners desire and intentions may not align with an adjacent property
owner. Thus, the zoning ordinance and FLU Map dictate the outcome because
appointed officials without a financial interest made a long-term decision as to how
that area should be developed, or in some cases remain undeveloped.

Existing infrastructure should be used as a guide for development. Their existence
creates a natural development pattern.

Questioned why so much of the FLU Map is shown as Agricultural Preservation.

o Per Fedewa, there are three main reasons. First, historically that has been the
rural area of the Township and the Map ensures that character will be
maintained. Second, there is a thriving agricultural industry in the Township
and it is important to support that use by protecting the land in rural areas. By
not allowing large tracts to be subdivided the Township is ensuring there is
additional land available for expansion. Third, this designation is a “safe”
choice. Agricultural land is easily converted to another use. Whereas, if areas
were master-planned for a more intense use it is extremely difficult and
complicated to reverse development. Infrastructure, principal buildings,
occupants, businesses, etc. have since located on the land. If the Township later
realizes that was an inappropriate location for the development it cannot be
undone. By master-planning for Agricultural Preservation the Township is
protecting that asset until if/when it is ripe for development.

Fedewa explained that anticipated changes to the zoning ordinance will likely result in
the need to revise the Map in late-2018. It was then requested a roll-call be done to
determine where each Commissioner stands on the question—do you want to begin the
process of revising the Map today?

o Ayes— Wilson, Wagenmaker, Reenders

o Nays — Taylor, LaMourie, Hesselsweet, Chalifoux, Kieft

Based on a 5-3 vote to not begin the process of revising the Map, this discussion was closed.

REPORTS

A. Attorney Report — None
B. Staff Report

» The next Zoning Ordinance Update Committee meeting is scheduled for Thursday,
February 1% @ 6pm in the Main Conference Room.

» The Robbins Centre Pointe PUD application will need a Joint-Planning
Commission meeting between the City and Township. Inquired if Tuesday,



February 13" @ 6pm at City Hall would be acceptable. The majority of
Commissioners agreed upon that date. Fedewa will confirm the scheduling.

C. Other — None

XI.  EXTENDED PUBLIC COMMENTS — None
XIl.  ADJOURNMENT

Without objection, the meeting adjourned at 8:35 p.m.

Respectful ly submltted

cé_fai;éy Fedﬂwa 1’

Acting Recording Secretary



Community Development Memo

DATE: January 31, 2018
TO: Planning Commission
FROM: Stacey Fedewa, Community Development Director
RE: Platted Lot Division — Dwyer
PROPERTY DETAILS
Property Address | Parcel Number Parcel Size Application Type
15169 Mercury 70-03-36-301-023 1.02 Acres Platted Lot Division
I . I - Existing Site
Existing Zoning | Existing Land Use | Existing Infrastructure Improvements

Paved Roadway

Single Family - Single Family Dwelling
R-1 Residential P':{lvua?écgiagt?évi?.tae;k 2 Accessory Buildings
Master-Planned Surrounding Zoning & Land Uses
Zoning Direction Zoning Land Use

N R-1 Single Family
Medium Density S R-2 Single Family
Residential E R-1 Single Family
W R-1 Single Family

BACKGROUND

Gaw Grore Sppiasin”
o 3o

o vy o

There are two types of land divisions— unplatted and
platted. All unplatted (i.e., metes and bounds legal 5
description) land divisions are processed by the
Township Assessor, and must meet the requirements of |
the Land Division Act. A platted lot division occurs A
when a subdivision has already been created, and a ‘=
property owner wants to further subdivide a lot.
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Michigan Dublier LLC (managed by
David Dwyer) owns the subject
property. The owner purchased the
property through a tax sale in August
2011.

The property is comprised of Lots 19,
20, and 44, in the Oak Grove
Subdivision. This subdivision was
platted in 1926, and at some point
over the last 92 years these three lots
were combined into one parcel.

The applicant is proposing to re-
divide these platted lots into two child
parcels. Only two child parcels are
possible because new lots have to
conform with current zoning requirements. They cannot
be reverted back to their original sizes because two of
them cannot meet the 15,000 sgft minimum lot area.

SR — Ky
mcuum_/*‘
LR

PARCELA /

The two child parcels are proposed to be:
A. 25,700 sqft or 0.59-acres
B. 18,730 sqft or 0.43-acres

Staff notes, the owner will demolish the existing house -
and accessory buildings, which will eliminate some non-
conforming setbacks that would have been created with
these structures.

SUBDIVISION CONTROL ORDINANCE

Platted lot divisions are governed by Section 4.10 of the Township’s Subdivision Control Ordinance,
which includes eight requirements:

No. | Regulation Requirement Compliant?
1 | Conform to Zoning Must meet all design requirements for R-1 Yes
2 | Lot Lines Must avoid oddly shaped lots Yes
3 | Depth Related to Width | 1:4 ratio limitation Yes

2|Page



Cannot create unbuildable lots due to floodplain,

4 | Uninhabitable Areas wetland, critical dune, etc. NIA
5 | Outlot If present, must describe restrictions N/A
o [mocupion Lo oo e s e |
7 | Lot Division Application process followed Yes
8 | Frontage Must front on public roads Yes

SAMPLE MOTIONS

If the Planning Commission finds the application meets the required standards, the following motion

can be offered:

Motion to recommend the Township Board conditionally approve the Platted Lot
Division for 15169 Mercury Drive with current Parcel No. 70-03-36-301-023,
based on the application meeting the requirements and standards set forth by the
Grand Haven Charter Township Subdivision Control Ordinance and Zoning
Ordinance. Approval is conditioned upon:

1. Parcel B shall only have driveway access on Park Avenue. No driveways
are permitted on Mercury Drive.

2. All residential dwellings shall connect to municipal water.

3. Existing structures shall be demolished within 1-year.

If the Planning Commission finds the application does not meet the required standards, the following

motion can be offered:

Motion to recommend the Township Board deny the Platted Lot Division
application, and direct staff to draft a formal motion and report for those discussion
points which will be reflected in the meeting minutes. This will be reviewed and
considered for adoption at the next meeting.

If the Planning Commission finds the applicant must make revisions, the following motion can be

offered:

Motion to table the Platted Lot Division application, and direct the applicant to
make the following revisions:

1. List the revisions.

Please contact me prior to the meeting with questions or concerns.

3|Page




GRAND HAVEN HRTER WNSHIP
PLATTED LOT DIVISION APPLICATION

Application Type Fee | Escrow*
Platted Lot Division | $125 | $300

Applicant Information

Name (as listed on Deed) Michigan Dublier, LLC
Phone 720-422-4028 Fax

Address PO Box 11, Rothbury, Ml 49452
Email Address dwyer.david@gmail.com

Owner Information (if different from applicant)

Name David Dwyer

Phone 720-422-4028 . Fax

Address 15169 Mercury Drive, Grand Haven, Ml 49417

Property Information e s

Address/Location . 15169 Mercury Drive, Grand HavenfMl 49417

Current Zoning Residential -« - S4saaemite S48 088 Master-Planned Zoning
Parent Parcel Number 70-03 - 36 - 301 - 023 Size (acres) 1.02 acres

Legal Description of Parent Parcel {attach extra sheets if needed)
Lots 19, 20 and 44, Oak Grove Subdivision, Grand Haven Township, Ottawa County, Michigan, as recorded in Liber 8 of Plats, Page 18.

Other I:jfort_'p‘a_lifion” et MicH S O ol
Total Number of New Parcels Requested (parent parcel + splits
Intended Use of Property (residential, commercial, etc.) Residential
Each Parcel Created by this Division will be provided with Public Access as follows (check one):
(v'))  Each Parcel will have 125°0rmore_Feet of.Frontage on an existing public roadway
() Each Parcel will have __*_ Feet of Erontage on a new public roadway
Proposed Road Na_mih_ == e
Legal Description of Proposed Access by a ew Roadway (attach extra sheets if needed) ___

' n,é"(1)‘barent parcel into two (2 lots) split

Co B

;
. e

Will any of the New Parcel(s) be Serviced by Municipal Water? Yes
(v) Yes, the Service_ Line_(s) WLIIRQ Located [fgd,{cate on map) Parcel A (existing on map) Parcel B (tbd)
( ) No Lo .«-.LL ‘_,;.ﬂ-'.’ﬁl-;‘l:‘r:;'—:;!-"-:-‘.‘;l;

Legal Description for Each Proposed New Parcel (attach extra sheets if needed) See attachment;
last page for complete legal description o R TERRSE T

=
.W‘W'

;-w..l

Last Revised 2/9/2016



Required Application Materials i - S 3
Aures ep B o

1. Survey, sealed byar ing information:

Proposed Division(s), including Dimensions™ =~ —

Any Existing Improvements (buildings, wells, septic, driveways, etc.)

b
c
d. Distance of Buildings from Lot Lines
e. Means of Access to the Property
f. Existing and Proposed Road Rights-of-Way
g. Easements of Public Utilities. (from.each parcel to existing public utility facilities)
h. Municipal Water and/or Sewer Services (U‘availaéle)
History of Previous Splits of the Parent Parcel (note: no lot may be divided more than four times)

3. Indication of Approval, or Permit, from the Ottawa County Road Commission, Michigan
Department of Transportation, or Respective Township Private Road Administrator, for each
Proposed New Roadway.

Evidence of all Interest of Ownership or Land Contract.

5. Narrative Desgribing C
Subdivision Control Ordmance

AFFIDAVIT AND RELEASE FORM
o
The undersigned has applied for a Platted Lot Division. The undersigned hereby grants permission for
municipal, county, and state officials to enter the property for inspections. The undersigned agrees the
statements made above are true, and.if found not to be true thls apphcatlon and any approval will be
void. Further, the undersig Iveys only certain rights
under the applicable local Subdivision Control Ordinance, the local Zoning Ordinance, and the State Land
Division Act (formerly the Subdivision Control Act, P.A. 288 of 1967, as amended (particularly by P.A. 591
of 1966, amended by P.A. 87 of 1997), MCL 560.101, et.seg.) and dogs not include any representation or
conveyance of rights in any other statute,>building code, zoning ordinance, deed restriction or other
property rights. Further even, if this division.is approved the undersigned understands the zoning, local
ordinances, and State Acts change from time-to-time, and if changed the divisions made herein must
comply with the new requnrements (appiyfor d;ws:on approva! again) unless deeds, land contracts, leases,
or surveys representln the approved diy sion are co ded wt. e Register of Deeds, or the d|V|5|on is

Ly '-G'UO i

built upon before the changesaremae 0 the laws, ™

| hereby attest the information on this application is, to the best of my knowledge, true and accurate.

: o R i 3

Applicant’s Signature ' A Date

S
Last Revised 2/9/2016



15169 Mercury Drive, Grand Haven, M| 49417

RE: Grand Haven Charter Township - Request for Land Division

5. A. Required Information
1) Boundaries (as of March 31, 1997), and
See Oak Grove Subdivision, Diagram 1

2) All previous divisions made after March 31, 1997, indicated when made or none),
None

3) The proposed division(s):
Divide the parcel below and build/sell lots for two single family homes.
Divide parcel 70-03—36-301-023 at 15169 Mercury Drive, Grand Haven in Charter
township into two (2) parcels:
1. Parcel B: 150’ x 125’ lot, with 150’ along Mercury Drive and 125’ along Park
Avenue
2. Parcel A: Remaining parcel
ENAL O S Ao
4) Dimensions of the proposed divisions, Including area and square footage (excluding any
mgress/egress right of way easements),
Parcel A: N40°52’03"E 75.19"
L intrrrr e~ N48°56'43"W = 103,820 —.u.
$88°56'15”E = 178.38":
$04°45°07”E = 163.81’
$40°52°03”W = 75.19’ y
- $49°07°00”W:= 150.30" %%
Area = .59 acres, Sqf = 25,700’

Parcel B: ;.. o N40732/03E = 125.00°

——
™S

$40°5203”W = 125.00’
N49°07’00”W = 150.30

Area = .43, Sqf 18,730‘ ‘
(SR IR, 1 4, T

§

5) Existing and proposed road/easements rights-of-way, and
See Nederveld drawing, dated 10-11-2017\'

6) Any existing improvements (buildings,
Distance of buildings from Ic;t lines must show on map
See Nederveld drawing dated 10-11-2017 ‘
* Upon land division approval the exnstlng building, shed, etc. at 15169 Mercury Drive
- will be torn- down and removed See Anchor Excavating quote (document #6b).

7)
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(5D Preposect Dlisiony

FENCE COR 1.6 WEBTS 10
NORTH OF FROPERTYCOR -

43 P=1{78.30°
M = S88°56'15"E 178.38"

FENCE COR 05 EAST
OF PROPERTY LINE

Ase vt Fop @)'L@’a@(&)

We hereby cartify that we have examined the premises hersin describad, that the improvements
are located entirely thereon as shown and that they do not encroach excepl as shown hereon,

e 15169 Marcury Drive
This survey was made rom the legal description shown above. The description shouid be r ] DRAWNEY:HM  DATE 141217 PRUF: 17201731DSC
compared with the Abetract of Title or Tite Policy for accuracy, easements and exosptions. m :-g-?* REV. DATE S0

S07°E

163581

L T iy

DESCRIPTIONS

Parcel A Descripfion: Part of Lots 19, 20 & 44 Oak Grove Subdivision as
recorded in Liber 8 of Plats, Page 18, Ottawa County Records, Secfion 36,
Town 8 North, Range 16 West, Grand Haven Township, Ottawa County,
Michigan, described as: Commencing at the Southwest comer of said Lot
20; thenca N40°52'03°E 125.00 feet along the Westerly line of said Lot 20
1o the Point of Beginning; thence confinuing N4D°5203°E 75.19 feet along
said Westerly line; thence N48°56'43"W 103.82 feet along the
Southwesterly line of said Lot 44; thence SB8°56'15'E 178.38
feet{previously recorded as 178.30 feel) along the Northerly fine of said Lot
44; thence S04°45'07°E 163.81 feat (platied as 164.00 Feel); thenca

y S40°5203"W 75.19 feet(the 2 previous calls being along the Westery-
nmmwmfarmnwm}mmmmsnmmwm

PohﬂdBeganonhimﬂﬁBm 1o easements, restrictions:
and i way of record.
9
J BDascnpﬂarPaddLoh19.2ﬂl Grove Subdivision as
/ ¢ recorded in Liber 8 of Plats, Page 18, Ottawa Courty Records, Section 35,

TmaMRmsgeﬁwaGtafd!ﬁmenﬁp,mm
Michigan, described as: Beginning at the Soutfwest comer of Lot 20;
tmNW'sz‘ua'EﬂSMfeetmmowineofsﬂdLutm;
thence S49°07'00"E 150.30 foet; thence S40°5203"W 125.00 feet along
‘the Westerly right-of-way line for Park Stree; thence N4S°07T'00"W 150.30

M\ﬂﬂ' |H||.'
- OoF M,
fe%

e

5 wmmnmmmmnmmnmbmm 1
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(1) Prnensoms of phopesecs Divsi,

(D Drecel B NHC5)03E =751
N HUST 5083w = 10339’
5 38°5,, 15'E =178, 38"
SoH HSOTE = 16381
2 uc’ spfozw= 7519
s YA 6T coWw = 150, 30"

BRec=.59 AcReS | Seb: 95, 70!
(B Parcel BN NHC5%03'E = 195,00
5 UFoTedE = 19:3°
2 NSy o0zw = 135
N 4FeTcow = 15630

Moo = ( U2 Aces é«DF ';\8{730'
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ANCHOR EXCAVATING LLC

16101 Delta View Dr.

(D Frshog ZBm ey ewents,

Estimate

Grand Haven MI 49417 Estimate # Date
239 11/5/2017
Dave Dwyer
— ;‘N“ 6"? — “\\ -ij(r
g
Phone # 6166385380 Tetms Project Location
E-mail lukeolechnowicz@gmail.com Est. Exp. 60 Days 15169 Mercury Dr.
Desctiption Qty Rate Total

Demo entite home and remove all concrete foundation. ™ PR 4,800.00 4,800.00
Construction debris will be hauled to a landfill for disposal.
concrete will be hauled off site for recycling.

~ 36»: R

SRt 1T e 5NN

b G
! Yy
This is an estimate on the goods and services named. Pricing is based o best judgment prior to ,
work beginning. Price monitoring will occur during work being performed. The client will be T () tal $4,800.00
updated throughout the job on schedule and budget items. If more funds are required to
continue a project, the contractor and client will come to an agreement on new terms at that . .
g G ot PO Thank you for using Anchor Excavating!




Community Development Memo

DATE: February 1, 2018

TO: Planning Commission

FROM: Stacey Fedewa, Community Development Director

RE: Commercial PUD - Robbins Centre Pointe — Presentation & Discussion

BACKGROUND

In October 2015, Robbins Road Real Estate LLC purchased the 7-acres of land in the Township at
17200 Robbins Road (i.e., the “VandenBerg property’’) along with the small barbershop parcel,
which is attached to one of the buildings at 17200. In early-January 2018, the developers signed a
purchase agreement to buy the Pizza Hut property. Altogether, this has resulted in approximately 8-
acres of land dedicated to the proposed development.

This property is subject to the Joint Robbins Road Corridor Plan between the City and Township.
The Plan calls for a joint meeting between the two planning commissions for new development. This
joint meeting is scheduled for February 13" @ 6pm in City Hall. The purpose of this meeting is to
provide the Township Planning Commission with an opportunity to hear a presentation by the
development team, review the plans, and partake in a discussion.

The timeline for this development is important because part of the purchase agreement is to relocate
Pizza Hut into the new multi-tenant retail building by December 31%. Failure to do so will result in
stiff financial penalties from the franchise. In order to meet that goal, the development team needs
to break ground April 1%,

PROPOSED PROJECT DESCRIPTION

Phase 1

Phase 1 for this development was the gas station at the corner of Robbins Road and 172" Avenue.
This was approved as a Special Land Use in April 2017. Although it was approved under a separate
application the developer is requesting it be included in the PUD for rezoning purposes and
continuity.



This phase did not require a joint meeting with the Planning Commissions because the only change
impacting the Corridor Plan was closing one curb-cut and reshaping another. These two actions were
goals set forth by the Corridor Plan, so upon review of the project the City Planner decided a joint
meeting was not needed.

Phase 2

Phase 2 will consist of:

e The major portions of the
underground work with utilities.

e Building the large swale for o
stormwater management via =3 ,,—} - =
infiltration. R EEEEE = B
e Reconstructing the two main “[___4 ¢ \“&?
=N e T i A

entrances.

e Closing the continuous curb-cut
on Robbins Road.

e Constructing a nearly 15,000
sgft multi-tenant retail building,
which would include Pizza Hut
as an end-anchor.

Future Phases

Development of future phases will depend on market demand to determine the order and sequencing
of the remaining buildings:

e Big box retailer 20,000 — 30,000 sf  Building B
e Automotive-related retailer 7,000 sf Building A
e Multi-tenant retail building 11,000 sf Building M

e Restaurant — full service 7,000 sf Building R



PROPOSED PROCESS FOR FUTURE PHASES

Staff is proposing a unique way to address future phases for this development. Timing is what
prompted this unique solution. Future tenants have not been identified. When tenants are found, they
need to move quickly because “time is money,” and in the best of circumstances a Major PUD
Amendment takes a minimum of 78-days.

As you can imagine, that is a daunting timeframe for a new business to absorb. As well as the
development team that would need to go through that process approximately 4 times, in addition to
the original PUD approval.

If that timeframe is extrapolated for this project there would be approximately 450-days dedicated
to staff review, public hearings, Planning Commission and Board meetings. And keep in mind—that
is best case scenario. In all likelihood, it would be significantly longer.

As such, staff is proposing a unique way to address the future phases. Within the Motion and Report
of Findings the Township would indicate the overall project, design, and concept are approved; and
that future phases are only subject to Site Plan Review with the Planning Commission.

Approaching the development in this fashion would reduce the 450-days down to 220-days. That is
a 51% savings in time.

Option A vs. Option B

Another new concept being proposed by staff is an Option A and an Option B site plan. The reason
for this is predominately due to the uncertainty of which big box retailer will locate on the site. Based
on conversations the development team has had with some big box stores there are basically two
layouts that would work.

Option A Option B
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In addition, you’ll notice a difference in access through the Health Pointe site onto Whittaker Way.
The desired version is Option A, which would include an amendment to the Health Pointe PUD to
shift the point of access. For now, Health Pointe is only focused on getting their project operational.
At a later date, they have indicated their willingness to discuss an access management adjustment.



Thus, Option B is the alternative layout for the big box retailer and access to Whittaker Way. Staff
has reviewed both sets of drawings and confirmed they comply with the zoning ordinance (with the
exceptions of the departures requested by the developer).

Similar to the proposal for future phases, staff is recommending the Motion and Report of Findings
would include an avenue for staff to administratively approve a conversion to Option B if that
becomes necessary; and follow that up with an email to the Board and Planning Commission
notifying you of the conversion.

ANTICIPATED DEPARTURE REQUESTS

Staff believes this is a good opportunity to review the anticipated departure requests. This will
provide valuable feedback to the development team, and give staff a better understanding of the
Commissions position on each item. That will enable the proposed Report of Findings (that will be
presented at the public hearing) to include the departures. Doing so, should avoid the need to adopt
a formal motion and report of findings at a separate meeting, which has been the current practice for
large-scale developments.

Section Requirement Comments
4 driveways requested: 1 on Whittaker
Way, 2 on Robbins Rd, and 1 on 172"
Ave. Condition A — just shy of 660’; B —

Only 1 driveway is permitted, buta | is met, other adjacent properties are in

second can be allowed if conditions | City.

A & B are met. e Robbins Rd Sub-Area Plan calls for
15A.06.1 , . the closure of numerous curb-cuts.
15A.06.2 | A~ 060 of frontage; Current site has a continuous

e B - additional driveways will not driveway the length of Robbins Rd.

Eirtz\gant compliance for other o 17.95_.4.A aII_ows the PC to approve
additional driveways if it allows other
uses within the PUD, or adjoining
principal uses or existing lot.

e Requesting to allow the gas station to

Access point spacing standards maintain its existing driveway on

based on a signalized non-trunkline Robbins Rd.

street measured pavement edge to . .

pavement edge. Requirement is * quuestlng iz allqw_the S
15A.06.7 | 200", driveway to remain in current Iocat!on

on 172" Ave. This will act as a main

e Easternmost driveway on entrance, and shifting further south

Robbins Rd = 100° will cause misalignment with adjacent

e Main entrance on 172" = 160’ dri\_/ev_vays a_nd pote_ntially make

Building A impossible to construct.
Requesting to allow a smaller landscape

Minimum width for an interior island in an effort to maximize the parking
15A.10.5 landscape island = 18’ on site while still providing for visual and

paving breaks.




15A.10.3
17.05.2.A5

Onsite landscaping must abut the
walls to reduce the visual impact of
the building mass.

Developer’s narrative says it best,
“requesting departure from landscaping
abutting walls of retail buildings in order
to meet the functional needs of a retail use
and allow for future flexibility in
placement of door openings within a
storefront, reduces the likelihood of trip
hazards along the main walking path,
allows pedestrians to circulate farther
away from vehicular traffic and make
snow removal easier. Landscaping around
the perimeter of the building has been
pulled back and consolidated in
designated planting beds dispersed along
the edge of the parking area at the front
(north) elevation of Retail S but is still in
close proximity and related to the
architecture. The planting areas will
feature ornamental trees and shrubs to
soften the visual appearance of the
building from Robbins Rd. The back
(south) side of Retail S has landscaped
pockets identified immediately adjacent to
the building wall, coordinated with rear
service doors as required. Plantings
around future retail buildings on site will
follow suit with a similar concept and
meet the plant size and type requirements
of the ordinance.”

Staff notes—a similar multi-tenant retail
building does not have landscaping that
abuts the walls, and appears to use the
landscape islands as a replacement as
well.

24.04.2

Maneuvering lanes shall be 24’ in
width.

Requesting an allowance of 27’ for the
main entrance off Robbins Rd to provide
additional space for an anticipated high
traffic corridor, allowing more space for
passing vehicles and/or delivery trucks.

20.13.5.H*

Minimum caliper size for an
ornamental tree = 3”

e Developer is proposing to use native
Michigan species. Per the landscape
architect certain species are best to be
planted as “clumps.” The final result
would be several trees grown together
in a “clump” that would total 3+-inch
caliper.




o Similarly, several native species can
only be found in a 2%” size.

o Staff is still waiting on a
narrative from the landscape
architect to provide
Justification for this departure
request.

*not officially requested as a departure yet, but is anticipated to be included at the public hearing.

EXECUTIVE SUMMARY - TRAFFIC STUDY

The developer has ordered a traffic study, but is not ::
complete yet. However, the traffic engineer was able to
review the preliminary data and provide a general
summary of the impact this development would have on
the surrounding area.

The study is proposing improvements. LaMourie has
been involved with this study and can provide a

synopsis.

NEXT STEPS

The anticipated schedule for this project is:

February 13"
February 19"
March 12t
March 26"
April 1%
December

Joint Planning Commission Meeting with City of Grand Haven
Public Hearing with Planning Commission

Public Hearing & First Reading with Township Board

Second Reading & PUD Approval with Township Board
Demolition of Site Begins

First Multi-Tenant Building Completed and Pizza Hut Relocates

Please contact me if this raises questions.



Clear Form

GRAND HAVEN CHARTER TOWNSHIP
PLANNED UNIT DEVELOPMENT (PUD) APPLICATION

Application Type | Fee | Escrow* Sewer Escrow**
Overlay Zone $310 | $2,500 Main Extension | $5,000
Non-Overlay Zone | $300 | $1,500 Lift Station $2,000

Applicant Information

Name Robbins Center Pointe
Phone (616) 732-5018 Fax (616)732-5098
Address P.O. Box 1029 Saugatuck, M| 49453

Email Address kpw@msblaw.com

Owner Information (If different from applicant)

Name

Phone Fax
Address

Property Information

Address/Location Robbins Rd. & 172nd Ave.

Parcel Number 70 - - - - i Size (acres)

Current Zoning ZONED C-1 Zoning Requested PUD

Adjacent Zoning North: COMMERCIAL Soyth: PUD Egst: COMMERCIAL West. COMMERCIAL
Master-Planned Zoning ¢ Consistent with Master Plan? YES

. *70-03-33-100-010, 70-03-33-100-047 & 70-03-33-10-049
Other Information

Does Property Abut Township Border? YES

Present Use of the Subject Property?  MIXED COMMERCIAL
Number & Type of Existing Structures?  COMMERCIAL
Subject Property Located on a Paved Road? YES
Municipal Water within 2,700 Feet of Subject Property? YES
Municipal Sewer within 2,700 Feet of Subject Property? YES

NOTE:  The architect, engineer, planner, or designer shall be responsible for utilizing the
Township Ordinance Books and following the procedures and requirements as specified in
Chapters 17 and 23 (and Chapter 15A if located in the Overlay Zone), and any other applicable
ordinances. Initially, submit five copies of the required information for staff review. Once staff
has granted tentative approval, additional copies will be required as requested by staff.

ationen this apyplication is, to the best of my knowledge, true and accurate.

YUY rd
i as

| hereby atte e inf

Sf'gnatﬁ’re of ap/pﬁcant Date

Last Revised 2/8/2016




* To cover cost of legal and consuiting fees, may be increased as necessary

** If approval of this application requires/includes the extension of a municipal sanitary sewer main, an additional
55,000.00 escrow fee shall be required, and an additional 52,000.00 escrow fee shall be required for the installation
of a lift station.

NOTICE

IF I PLAN TO SPLIT THE PARCEL(S) AFTER THE ZONING APPROVALS ARE GRANTED, | REALIZE THAT | MUST
APPLY FOR A LAND DIVISION WITH THE ASSESSING DEPARTMENT. ALL LAND DIVISION REQUIREMENTS
FORNV EDING WITH FURTHER DEVELOPMENT.

: ///s’/ /7
Signa rf app//cant Date/
For Office Use Only
Date Received Fee Paid?
Materials Received: Site Plans Location Map
Survey Legal Description
Dated copy of approved minutes sent to applicant? Date Sent
PLANNING COMMISSION USE ONLY
Approval
Tabled
Denied

Conditional Approval

The following conditions shall be met for approval:

Signature of Planning Commission Chair Date

Last Revised 2/8/2016




242018 ConceptDesign

ARCHITECTURE INTERIOR DESIGN

ROBBINS CENTRE POINTE: PROJECT NARRATIVE

About a year ago our team purchased the almost 8 acres that runs from 172nd West on
Robbins road toward 31. We have recently added the Pizza Hut site to our project. Therefore,
the project will run west from 172nd for approximately 700 feet to almost Whitaker Way. The site
has a North to South depth of 315 feet to 460 feet.

We upgraded, remodeled and environmentally addressed the service station on the
corner of 172nd and Robbins road and now have a long term Lease with Spartan Nash to operate
the station. We will tear down the existing Pizza Hut and add them as an end anchor to our 15,000
sf center that will front on Robbins Road.

We have an easement to travel over all of the Spectrum property for ingress and egress to
our site and are showing only two other curb cuts (one on Robbins Road and one on 172 and in
turn giving up our continuous curb cut on Robbin's road and one of the two curb cuts we now
have on 172nd. The existing curb cut serving the oil change building on 172nd is also proposed to
be removed and connected to the internal site circulation.

We are upgrading the site ufilities and in fact looping the water at our cost. We expect to
build a 20,000 to 30,000 big box in the back toward our South Property line and a small 7000 sf
building that could serve aTire Store or Auto Parts store or something in that vein. We also expect
to build a second center between the strip on Robbins and the big box store proposed at the
South end of the site. Finally we expect a full service restaurant to come to the site between the
main entrance off of Robbins and the Service Station.

We expect to start demolition in April, as soon as we receive site plan approvals, and hope
to demo the entfire site at that time. But, we are cognizant of several tenants that may need
some occupancy past April and we are working with them 1o see if there is any way we can
accommodate them for a longer period. The next phase of the project will consist of the main
retail building (Retail §) and looping the public water main through the site to make it ready for
further development. Market demand will defermine the order and sequencing for the remaining
buildings.

The development team is comprised of 3 experienced individuals, with expertise in legal,
development, construction, and brokerage encompassing 1000's of developments and
transaction totaling several billion dollars. We expect to start construction on phase 2 (phase one
was the service station) in April and finish in December of 2018. The balance of the site should be
finished in another year after that. We have not attempted any leasing activities up to this point
until we have site plan approval.

89 MONROE CENTER NW . GRAND RAPIDS . Ml 49503 . 616.771.0909 . WWW.CONCEPTGR.COM




1/24/2018 COﬂcep’[ DeSigﬂ

ROBBINS CENTRE POINTE: REQUESTED DEPARTURES
15A.06.1 & 15A.06.2:

Request to allow the 4 driveways (One on Whittaker Way, two on Robbins Roads and one
on 172nd Ave). The site currently has a continuous curb cut on Robbins Road and two
curb cuts on 172nd. Per 17.05.4.A- A maximum of one 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 ad permitted to share access with other
uses within the PUD, or an adjoining principal us or existing lot. The four driveways provided
share access with other uses, as well as an adjoining principle use and existing lot.

15A.06.7:

Request departure to allow easternmost drive on Robbins Road, in front of the gas station,
to remain as existing, at 100' from intersection of 17nd. Departing from required 200' to
allow existing drives to remain as-is.

Request departure to allow main drive on 172nd Ave to remain as existing, at 160" from
intersection. Departing from required 200' to allow existing drives to remain as-is. Adjacent
drive to the south, serving the oil change building, is proposed to be removed.

15A.10.5:

Request departure from the minimum 18’ wide parking island in an effort to maximize the
amount of parking on the site while still providing for visual and paving breaks.

17.05.2.A.5

24.04.2:

Request departure from landscaping abutting walls of retail buildings in order to meet the
functional needs of a retail use and allow for future flexibility in placement of door
openings within a storefront, reduces the likelihood of trip hazards along the main walking
path, allows pedestrians to circulate farther away from vehicular traffic and make snow
removdal easier. Landscaping around the perimeter of the building has been pulled back
and consolidated in designated planting beds dispersed along the edge of the parking
area at the front (north) elevation of Retail S but it still in close proximity and related to the
architecture. The planting areas will feature ornamental trees and shrubs to soften the
visual appearance of the building from Robbins Road. The back (south) side of Retail S has
landscaped pockets identified immediately adjacent to the building wall, coordinated
with rear service doors as required. Plantings around future retails buildings on site will
follow suit with a similar concept and meet the plant size and type requirements of the
ordinance.

Request departure to increase the main maneuvering lane from 24' to 27' in order to
provide additional space for an anticipated high traffic corridor, allowing more space for
passing vehicles and/or delivery trucks.

89 MONROE CENTER NW . GRAND RAPIDS . Ml 49503 . 616.771.0909 . WWW.CONCEPTGR.COM
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EXISTING UNDERGROUND UTILITY DATA

STORM CB#
RIM 601.16

12" CONC INV E 598.31
2’ SQUARE RIM
2' DIA BLOCK STRUCTURE

STORM CB#2
RIM 602.24

4" PVC INV WNW 599.69
12" PVC INV N-S 599.39
2' DIA RIM

2’ DIA BLOCK STRUCTURE

STORM CB#3
RIM 603.74

12" CONC INV NE
2’ SQUARE RIM

UNABLE TO SEE INTO STRUCTURE

SILT BAG FILLED WITH SAND

STORM CB#4

RIM 602.72

12" PVC INV N 599.57
12" PVC INV W 599.57
2’ SQUARE RIM

4’ DIA BLOCK STRUCTURE

SANITARY MH#5

RIM 603.96

6” PVC INV WNW 599.96

6" PVC INV ESE 599.86

2' DIA RIM

4’ DIA PRECAST STRUCTURE

SANITARY MH#6
RIM 603.66

8" PVC INV NW 597.66

8” PVC INV SE 597.66

2' DIA RIM

4’ DIA PRECAST STRUCTURE

STORM MH#7
RIM 604.07

12" CONC INV E 598.97
12" CONC INV SW 598.97
15" CONC INV S 598.87
15" CONC INV N 598.77

2’ DIA RIM

4’ DIA PRECAST STRUCTURE

STORM CB#8

RIM 603.49

12" CONC INV W 599.84

2' SQUARE RIM

2' DIA PRECAST STRUCTURE

SANITARY MH#9

RIM 603.51

8" PVC INV NW 594.16

8" PVC INV S 594.01

2’ DIA RIM

4’ DIA PRECAST STRUCTURE

STORM MH#10

RIM 601.84

12" CONC INV W 596.99
15" CONC INV S 597.29
18" CONC INV E 596.99

2’ DIA RIM

4’ DIA PRECAST STRUCTURE

STORM CB#11

RIM 601.23

18" CONC INV W 596.93
18" CONC INV N 596.93

2’ SQUARE RIM

4’ DIA PRECAST STRUCTURE

SANITARY MH#12
RIM 601.62

10" PVC INV N 594.12

10" PVC INV SE 594.12

2' DIA RIM

4’ DIA PRECAST STRUCTURE

STORM MH#13
RIM 601.49

18" CONC INV S 596.14

30" CONC INV N 596.14

30" CONC INV E 595.84

2' DIA RIM

5" DIA BLOCK STRUCTURE

STORM MH#14
RIM 601.52

10" CONC INV N 599.12
12" PVC INV S 599.12
2' DIA RIM

2’ DIA CONC STRUCTURE

STORM CB#15
RIM 601.61

8" PVC INV NW 598.76
10" CONC INV S 597.86
2’ SQUARE RIM

2’ DIA BLOCK STRUCTURE

STORM CB#16

RIM 601.75

12" CONC INV S 597.25

2' DIA RIM

4’ DIA PRECAST STRUCTURE

MH#17
RIM 602.91

MH#18
RIM 602.99

STORM CB#19
RIM 603.25

6" PVC INV E 600.75
2' DIA RIM
2’ DIA BLOCK STRUCTURE

STORM CB#20
RIM 604.32

10" PVC INV NNW 602.12
10" PVC INV SSE 602.02
2' DIA RIM

2’ DIA BLOCK STRUCTURE

STORM CB#21
RIM 603.82

6" CLAY INV E 602.57
2' DIA RIM
4’ DIA BLOCK STRUCTUR

STORM CB#22

SANITARY MH#23
RIM 603.96

6" PVC INV NW 601.56
6” PVC INV S 601.56

8" PVC INV E 601.51

2' DIA RIM

3’ DIA BLOCK STRUCTURE

STORM CB#24
RIM 603.53

6" CLAY INV SSW 602.53
2’ DIA RIM
3' DIA BLOCK STRUCTURE

MH#25
RIM 604.14

STORM CB#26
RIM 603.34

STORM CB#27
RIM 603.28

10” CONC INV S 599.38
10" CONC INV N 598.88
2' SQUARE RIM

2’ DIA BLOCK STRUCTURE

STORM CB#28
RIM 602.57

10" CONC INV N 600.97
2’ SQUARE RIM
2' DIA CONC STRUCTURE

MH#29
RIM 603.39

MH#30
RIM 603.86

STORM MH#31
RIM 603.47

12" CONC INV N 599.47
12" CONC INV W 599.37
2' DIA RIM

4’ DIA BRICK STRUCTURE

STORM CB#32
RIM 604.32

2' DIA RIM
4’ DIA PRECAST STRUCTURE
LEACHING BASIN

STORM CB#33
RIM 604.52

2' DIA RIM
4’ DIA PRECAST STRUCTURE
LEACHING BASIN

STORM CB#34

RIM 604.30

3" PVC INV NW 601.50
3" PVC INV NE 601.50
3" PVC INV S 601.35

10" PVC INV W 600.35
12” PVC INV E 600.30

2' DIA RIM

4’ DIA BLOCK STRUCTURE

SANITARY MH#35

RIM 604.42

4" PVC INV NW 601.72
4" PVC INV S 601.22

8" PVC INV E 600.42

8" PVC INV W 600.42

2’ DIA RIM

3" DIA BLOCK STRUCTURE

STORM CB#36
RIM 604.25

3" PVC INV N 601.35

3" PVC INV SSE 601.30
12" PVC INV E 600.05
12”7 PVC INV W 600.05

2' DIA RIM

3’ DIA BLOCK STRUCTURE

SANITARY MH#37
RIM 603.75

4" PVC INV NE 599.25

4" PVC INV NW 599.25
8" PVC INV W 599.05

8" PVC INV SE 597.85
2’ DIA RIM

3' DIA BLOCK STRUCTURE
MH#38

4" PVC INV E

2' DIA RIM

PRECAST VAULT

POSSIBLE GREASE/OIL TRAP
SHARED WITH MH#39

MH#39
4” PVC INV W

2’ DIA RIM

PRECAST VAULT

POSSIBLE GREASE/OIL TRAP
SHARED WITH MH#38

SANITARY MH#40
RIM 607.08

6" PVC INV N 598.28

6” PVC INV S 598.28

2' DIA RIM

4’ DIA PRECAST STRUCTURE

SANITARY MH#41

RIM 606.88

10" PVC INV W 593.88

10" PVC INV E 593.88

2’ DIA RIM

4’ DIA PRECAST STRUCTURE

SANITARY MH#42

RIM 607.00

10" PVC INV N 594.80
10" PVC INV E 594.70
2' DIA RIM

SANITARY MH#43

RIM 607.18

10" PVC INV W 592.31

10" PVC INV E 592.31

2’ DIA RIM

4’ DIA PRECAST STRUCTURE

RIM 604.04
3" PVC INV NE 601.04
3" PVC INV NW 601.4
10" PVC INV S 601.02
10" PVC INV E 601.04

% B:ﬁ ;%CK STKRnUow what's below.
befere.yeu dig.

TOP OF 8" SANITAR

Utility locations are approximate only.
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LIGHTING (TYP). REFER TO RETAIL BUILDING S P T 2 z 5 RETAIL 10 ||T° PARKING LOT (10 SP) 3. THE CONTRACTOR SHALL FURNISH AND PLACE THE DRIVE APPROACH, NEW CURBING, WALK, AND
ARCH PLANS FOR DETAILS. FF ELEV~606.00" ] . |“]o a BUILDING G DRIVE CLOSURES WITHIN THE PUBLIC RIGHT OF WAY IN ACCORDANCE WITH OTTAWA COUNTY
- s 18_. 24 11+ s PROPOSED PUBLIC ROAD COMMISSION PERMITS & STANDARD CONSTRUCTION SPECIFICATIONS.
SROPOSED LIGHT POLEG.OS.Z(I)'\’EFER # PROPOSED DRA“'NA“GE SWALE o * Gésgﬁ g/g;gi[ @M\ . % LA 1 WATERMAIN EASEMENT 4. ALL STORM SEWER PIPE SHALL BE ADS N—12 PLASTIC PIPE UNLESS OTHERWISE SPECIFIED.
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s o Ny \ TR — B ST o 5 o ‘H L UNLESS NOTED OTHERWISE.
= L QR ey e TR - GR wene - ) . X > ek ) e .
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I —_— - - - = ) % . : - A
2 UONTORING \ & 5 G ™ | % ————————— N A — SH———2y—------ ] pt T | S o |APPROVED & PERMITTED PLANS 11/2” 3C HMA LEVELING COURSE
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[ — B 3
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(@) L. .
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FOR DETAILS \ : 12 . " PHASE ONE
CPiAS —| OHASE ONE I gsggozE%Uglflf‘E l:"CONCRETE CONSTRUCTION SCHEDULE TOTAL BLDG SFT ON SITE: 68,283 SFT
} ..:.%': r ] 5
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= \% : o | @ ' SITE UTILITIES
: T o4 8’ : DETENTION POND ¢ SHEET SCHEDULE
PROPOSED 24" CONCRETE [] \ 1818’ " BUILDING CONSTRUCTION
CURB & GUTTER [ . — - [PROPOSED LIGHT POLE. REFER v EROSION CONTROL 1 BOUNDARY & TOPOGRAPHIC SURVEY
, — — K I 5| TO ARCH PLANS FOR DETAILS. : 2 REMOVAL PLAN
% ° CFHEQ‘CNEUNK \ 11 : - L LANDSCAPING 3 SITE PLAN
alc ! : 117.5' = 117.5' ] 69.5' " PROPOSED DUMPSTER PAVING / 4 UTILITY PLAN (PRIVATE
PROP. CONC. COMPOSITE Y ENCLOSURE (TYP) REMOVE TEMP. EROSION CONTROL ( )
SIDEWALK (TYP.) A SO 5 UTILITY PLAN (PUBLIC)
\y g S 6 GRADING & SOIL EROSION CONTROL PLAN
AT H « B 7 LIGHTING & SIGNAGE PLAN
[ 8 ENLARGED LANDSCAPE PLAN (NORTH) PREPARED FOR:
z o | w VISSER BROTHERS, INC
3 S\ T . ~ 9 ENLARGED LANDSCAPE PLAN (SOUTH) T e W
. . >~ W e SRR T T e T o weo L 10 PARKING ISLAND DETAILS "A" -"0" SRAND RAFIDS, I 43504
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PROPOSED DRAINAGE SWALE 5| Ao PROPOSED DRAINAGE SWALE 12 CONSTRUCTION DETAILS WWW.VISSERBROTHERS.COM
QuYD © ZU
PROPOSED LIGHT POLE. REFER #90 LEGEND 13 SITE PLAN OPTION "B" ATTN: MR BILL MAST
W TO ARCH PLANS FOR DETAILS. 2 - SANITARY SEWER (SAN) Q. - HYDRANT (HYD) @ - SURVEY IRON (FOUND)
& ZONED - - - STORM SEWER (STM) - - WATER VALVE (WV) O -SURVEY IRON (SET) FIELD SURVEY / DATE:
% P.U.D. -WATERMAIN (WAT) O - MANHOLE (MH) M - MEASURED DIMENSION PLAN REVISIONS SITE PLAN M&B—10—05—16
— — ——— — — -GAS MAIN (GAS) e - CATCH BASIN (CB) D - DEEDED DIMENSION ISSUED 11/09/17 DESIGNED BY:
—— — — — — —— -UGELECTRIC CABLE (PWR) T - UTILITY POLE (UP) P - PLATTED DIMENSION SCHEMATIC DESIGN REVIEW FOR JFL
——— — —— —— -UGPHONE CABLE (TEL) - GUY ANCHOR (GA) R - RECORDED DIMENSION REV 12/28/17 DESIGN DRAWN BY:
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MlN SDE SETBACK: 9’ IH B | B -PROPOSED P.U.D. BOUNDARY LINE g - PHONE RISER (PR) GRAND HAVEN TOWNSH'P, OTTAWA COUNTY’ MICHIGAN PLAN DATE:
MIN REAR SETBACK: 20’ oo - PROPOSED DRAINAGE SWALE o - GAS METER (GM) 11/6/17
- -GAS G OJECT NO.:
MIN LOT AREA: 35,000 SFT ';:‘;’I’T"US;Z;:’:ZS::CTEER S e (M) MOORE & BRUGGIN K, INC. PRI so190.01
Utility locations are approximate only. MIN LOT MDTl:l' 10 ’ - o EI;E:I?SSTO);;EB) Consulting Engineers SHEET NUMBER
Please contact "Miss Dig” three working MAX BLDG HT: 2.5 STORIES/35 - PROPOSED BITUMINOUS SURFACE ; :FEDESTR,AN(CR())SSWALK POLE (CW) 2020 Monroe Avenue N.W. 3 1 3
days prior to the start of construction PROPOSED ZONING: P.U.D. PLANNED UNIT DEVELOPMENT L 1 - LIGHT POLE (LP) Grand Rapids, Michigan 49505-6298
. _ _ _ o oJelJe 4 lay ‘: R ) O F
for exact locations. (1-800—482-7171) .y hie| - PROPOSED CONCRETE SURFACE Phone: (616) 363-9801 Web: www.mbce.com
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/ —J | L b >>—\ TYPE—01 BEEHIVE GRATE
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fFence | / INV 600.7
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DETENTION POND /
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| 0 PERM. EROSION CONTROL
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EXISTING STORAGE
BUILDING

" SAN

42

Utility locations are approximate only.
Please contact "Miss Dig” three working
days prior to the start of construction

for exact locations.

(1-800—482—7171)
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6" SAN S 6" SAN
N

- SANITARY SEWER (SAN)
- STORM SEWER (STM)
-WATERMAIN (WAT)

GAS MAIN (GAS)

- UG ELECTRIC CABLE (PWR)

- UG PHONE CABLE (TEL)

- AERIAL UTILITY LINE (AERIAL)

- FENCE

- PROPERTY BOUNDARY LINE

- PROPOSED P.U.D. BOUNDARY LINE
- PROPOSED DRAINAGE SWALE

- PROPOSED CURB & GUTTER

- EX BITUMINOUS SURFACE

- PROPOSED BITUMINOUS SURFACE

- PROPOSED CONCRETE SURFACE

g@ooocooooon «®@F0O¢D

W
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\o2
WD &

LEGEND

- HYDRANT (HYD)

- WATER VALVE (WV)
- MANHOLE (MH)

- CATCH BASIN (CB)

- UTILITY POLE (UP)

- GUY ANCHOR (GA)

- WATER METER (WM)
- WATER STOP BOX (WSB)
- SAN CLEANOUT (CO)

- PHONE RISER (PR)

- GAS METER (GM)

- GAS VALVE (GV)

- ELECTRIC METER (EM)
- ELECTRIC BOX (EB)

- STEEL POST (SP)

- PEDESTRIAN CROSSWALK POLE (CW)
- LIGHT POLE (LP)

- SURVEY IRON (FOUND)

- SURVEY IRON (SET)

- MEASURED DIMENSION

- DEEDED DIMENSION

- PLATTED DIMENSION

- RECORDED DIMENSION

SWP - SIDEWALK WARNING PAD
FF - FINISHED FLOOR

mvo=0e

SHEET SCHEDULE

1

2 REMOVAL PLAN

3 SITE PLAN

4 UTILITY PLAN (PRIVATE)

5 UTILITY PLAN (PUBLIC)

6

7 LIGHTING & SIGNAGE PLAN
8

9

10 PARKING ISLAND DETAILS "A" -"O"
11 PARKING ISLAND DETAILS "P" - "T"
12 CONSTRUCTION DETAILS

13 SITE PLAN OPTION "B"

ENLARGED LANDSCAPE PLAN (NORTH)
ENLARGED LANDSCAPE PLAN (SOUTH)

BOUNDARY & TOPOGRAPHIC SURVEY

GRADING & SOIL EROSION CONTROL PLAN

PREPARED FOR:

VISSER BROTHERS, INC
1946 TURNER AVENUE, NW
GRAND RAPIDS, Ml 49504

PH (616) 363-3825

FX (616) 363-6477

WWW.VISSERBROTHERS.COM

ATTN: MR BILL MAST

PLAN REVISIONS

ISSUED 11,/09,/17
SCHEMATIC DESIGN REVIEW

REV 12/28/17
REV PER REVIEW COMMENTS

REV 01/18/18
REV PER REVIEW COMMENTS

UTILITY PLAN (PRIVATE)
FOR

ROBBINS CENTER POINT P.U.D.

GRAND HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN

FIELD SURVEY / DATE:
M&B—-10—-05—-16

DESIGNED BY:
JFL

DESIGN DRAWN BY:
FEF

CHECKED BY:
JFL

MOORE & BRUGGINK, INC.

Consulting Engineers

2020 Monroe Avenue N.W.

Grand Rapids, Michigan 49505-6298

Phone: (616) 363-9801 Web: www.mbce.com

PLAN DATE:

11/6 /17

PROJECT NO.:
160190.01

SHEET NUMBER
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Call before you dig.
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Utility locations are approximate only.
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SOIL_EROSION CONTROL NOTES:

10.

1.

12.

13.

14.

15.

THE CONTRACTOR SHALL OBTAIN ALL PERMITS AND SURETY AS PART OF THIS WORK.
THE CONTRACTOR SHALL CALL MISS DIG 3 WORKING DAYS PRIOR TO THE START OF CONSTRUCTION.

THE CONTRACTOR SHALL REQUEST CONSTRUCTION STAKING BY FAX USING THE MOORE & BRUGGINK,
INC. CONTRACTORS CONSTRUCTION STAKING REQUEST FORM. ONLY COMPLETED REQUESTS WILL BE

SCHEDULED. NOTE THE PROJECT OWNER WILL PAY THE SURVEYOR TO PLACE STAKES ONLY ONCE.

ALL LOST AND DAMAGED STAKES ARE THE CONTRACTORS RESPONSIBILITY.

THE CONTRACTOR SHALL REMOVE ALL CONCRETE, BIT PAVEMENT, STORM SEWER STRUCTURES, STORM
SEWER PIPE, LIGHT POLES, FENCING, UNDERGROUND ELECTRIC, VEGETATION AND SO ON TO PREPARE

THE SITE FOR IMPROVEMENTS. CASTINGS, VALVE BOXES AND/OR OTHER UTILITY STRUCTURES TO
REMAIN SHALL BE ADJUSTED AND PROTECTED FROM DAMAGE.

NORTH AMERICAN GREEN DS—150 EROSION CONTROL BLANKET SHALL BE PLACED ON ALL SLOPES 1:3
OR GREATER. SECURE BLANKET TO SLOPE PER MANUFACTURERS SPECIFICATIONS.

ALL SILT FENCING SHALL BE TRENCHED IN PRIOR TO COMMENCEMENT OF EARTHWORK ACTIVITIES.

SILT FENCING IS REQUIRED ALONG ALL DOWNSTREAM EDGES OF THE GRADING LIMITS AND MUST REMAIN
IN PLACE UNTIL VEGETATION IS UNIFORMLY RE—ESTABLISHED.

ALL SOIL EROSION CONTROL MEASURES SHALL COMPLY WITH THE CITY OF GRAND RAPIDS LUDS PERMIT,
ACT 451 OF PUBLIC ACTS OF 1997, SOIL EROSION AND SEDIMENTATION CONTROL, NATURAL RESOURCES
AND ENVIRONMENTAL PROTECTION ACT.

NEW & EXISTING STORM SEWER INLET POINTS SHALL BE PROTECTED FROM SEDIMENT INFILTRATION WITH
INLET FABRIC DROP (SILT SACK) PER CITY OF GRAND RAPIDS APPROVED MANUFACTURERS (H—FLOW

AND/OR ACF BRANDS). CONTRACTOR SHALL PROVIDE PRODUCT INFORMATION TO THE CITY PRIOR TO
INSTALLATION.

ALL SOIL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE INSPECTED AND MAINTAINED ON
A DAILY BASIS, AND IMMEDIATELY FOLLOWING EVERY SIGNIFICANT RAINFALL EVENT.

ALL EXCESS SPOILS ARE TO BE REMOVED FROM THE SITE. OTHERWISE STOCKPILES MUST BE PROVIDED
WITH TEMPORARY AND PERMANENT STABILIZATION MEASURES.

IF EXCESS DIRT IS TO BE PLACED ON SITE, THE LOCATION SHALL BE APPROVED BY THE PROPERTY
OWNER & ENGINEER.

ALL TEMPORARY EROSION CONTROLS MUST REMAIN IN PLACE UNTIL VEGETATION IS UNIFORMLY
RE—ESTABLISHED.

DUST CONTROL SHALL BE PROVIDED BY MEANS OF WATER DISTRIBUTION ON A REGULAR BASIS OVER

AREAS THAT COULD POTENTIALLY PRODUCE DUST CONDITIONS.

A TRACKING PAD MUST BE PROVIDED AT CONSTRUCTION ACCESS POINTS TO PREVENT SOILS FROM

BEING TRACKED OFF—SITE, PER DETAIL THIS SHEET.

16. CONTRACTOR SHALL SWEEP PAVED AREAS EACH DAY (OR MORE AS NEEDED) BY MECHANICAL MEANS
FOR ALL PAVED AREAS IN AND AROUND THE PERIMETER OF THE PROJECT AFFECTED BY TRUCKING

OPERATIONS.

17. CONSTRUCTION ENTRANCE SHALL BE PROVIDED FROM 172ND AVENUE.

18. APPROXIMATELY 8180 CYDS OF MATERIAL TO BE REMOVED FROM THE SITE.

19. SEE LANDSCAPE PLAN FOR RESTORATION SPECIFICATIONS IN YARD AREAS.

SHEET SCHEDULE

BOUNDARY & TOPOGRAPHIC SURVEY
REMOVAL PLAN

SITE PLAN

UTILITY PLAN (PRIVATE)

UTILITY PLAN (PUBLIC)

GRADING & SOIL EROSION CONTROL PLAN
LIGHTING & SIGNAGE PLAN

ENLARGED LANDSCAPE PLAN (NORTH)

0 NOo Ok~ WN -

9 ENLARGED LANDSCAPE PLAN (SOUTH)
10 PARKING ISLAND DETAILS "A" -"O"

11 PARKING ISLAND DETAILS "P" - "T"

12 CONSTRUCTION DETAILS

13 SITE PLAN OPTION "B"

PREPARED FOR:

VISSER BROTHERS, INC
1946 TURNER AVENUE, NW
GRAND RAPIDS, MI 49504
PH (616) 363-3825

FX (616) 363-6477

WWW.VISSERBROTHERS.COM

ATTN: MR BILL MAST

PLAN REVISIONS

ISSUED 11,/09/17

SCHEMATIC DESIGN REVIEW FOR

REV 12/28/17
REV PER REVIEW COMMENTS

REV 01/18/18
REV PER REVIEW COMMENTS

GRADING & SOIL EROSION CONTROL PLAN

ROBBINS CENTER POINT P.U.D.

GRAND HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN

FIELD SURVEY / DATE:
M&B—10—-05—-16

DESIGNED BY:
JFL

DESIGN DRAWN BY:
FEF

CHECKED BY:
JFL

PLAN DATE:

11/6/17
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MOORE & BRUGGINK, INC.

Consulting Engineers

2020 Monroe Avenue N.W.

Grand Rapids, Michigan 49505-6298

Phone: (616) 363-9801 Web: www.mbce.com
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| —— — — — — —— -UG ELECTRIC CABLE (PWR) ? - UTILITY POLE (UP) P - PLATTED DIMENSION SCHEMATIC DESIGN REVIEW FOR JFL
—— — — — —— -UGPHONE CABLE (TEL) - GUY ANCHOR (GA) R - RECORDED DIMENSION REV 12/28/17 DESIGN DRAWN BY:
' —— . . . . —— -AERIAL UTILITY LINE (AERIAL) o - WATER METER (WM) SWP - SIDEWALK WARNING PAD REV PER REVIEW COMMENTS FEF
Callbaoryou i e e S ot oo (L e | RODDINS CENTER POINT P.U.D. - fomas—
. - o -
Il B | B -PROPOSED P.U.D. BOUNDARY LINE o -PHONE RISER (PR) GRAND HAVEN TOWNSHIP’ OTTAWA COUNTY’ MICHIGAN PLAN DATE:
.o - PROPOSED DRAINAGE SWALE o - GAS METER (GM) 11/6/17
- PROPOSED CURB & GUTTER - GAS VALVE (GV I{E PROJECT NO.:
EX BITUMINOUS SURFACE (: - ELECTRIC METE)R (EM) MOO & BRUGGINK7 INC' 160190.01
Utility locations are approximate only. ] ; ZEI;EEITSS?();;?B) Consulting Engineers SHEET NUMBER
Please contact "Miss Dig” three working - PROPOSED BITUMINOUS SURFACE & . pEDESTRIAN CROSSWALK POLE (CW) 2020 Monroe Avenue N.W.
days prior to the start of construction — XX - LIGHT POLE (LP) Grand Rapids, Michigan 49505-6298 7 OF1 3
for exact locations. (1—800—482—71 71) "‘ ‘q:4 - PROPOSED CONCRETE SURFACE Phone' (616) 363-9801 Web' mbce com
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SCALE: 1" = 30" LOCATION MAP
NO SCALE:

. PROPOSED
6,066 SFT
o RETAIL

L BUILDING R .
FF CE
B ELEV~605.00°

EX 2,526 SFT
RETAIL
BUILDING G

PROPOSED 14,675 SFT
RETAIL BUILDING S

FF ELEV~606.00’ ’

LANDSCAPING GENERAL NOTES:

1. ALL TREES TO HAVE CLAY OR CLAY LOAM BALLS, TREES WITH
SAND BALLS WILL BE REJECTED.

N

e oo N e ————fC T Y Y]
. ¢ 00> o, s 21
RO M~ - . AN
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2. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT TRUNKS
AND SYMMETRICAL CROWNS.

3. ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL
LEADER; TREES WITH FORKED OR IRREGULAR TRUNKS WILL
NOT BE ACCEPTED.

4.  ALL MULTI-STEM TREES SHALL BE HEAVILY BRANCHED AND
HAVE SYMMETRICAL CROWNS; ONE SIDED TREES OR THOSE
WITH THIN OR OPEN CROWNS SHALL NOT BE ACCEPTED.

(66" WIDE R.O.W.)

5. ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND
FULL TO THE GROUND, SYMMETRICAL IN SHAPE AND NOT
SHEARED FOR THE LAST FIVE GROWING SEASONS.

172ND AVENUE

6. SHRUBS AND PERENNIALS SHALL BE FULL AND WELL ROOTED.
INSTALLATION SHALL BE MARCH 1 — NOVEMBER 30,
ANNUALLY.
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5
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7.  ALL PLANT MATERIALS SHALL BE NORTHERN NURSERY
GROWN, NO. 1 GRADE AND INSTALLED ACCORDING TO
ACCEPTED PLANTING PROCEDURES. ALL PLANT MATERIALS
SHALL MEET CURRENT AMERICAN ASSOCIATION OF
NURSERYMAN STANDARDS.

Io!

e - PROPOSED 6,066 SFT
RETAIL
BUILDING A

D FF ELEV~605.67'
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8. ALL PROPOSED MULCH TO BE NATURAL COLOR, DOUBLE
PROCESSED, SHREDDED HARDWOOD BARK, 4" THICK BARK
MULCH FOR TREES IN A 4—FOOT DIAMETER CIRCLE WITH 3"
PULLED AWAY FROM THE TRUCK, 3" THICK BARK FOR SHRUBS
AND 2" THICK BARK FOR PERENNIALS, TYP.

PROPOSED 10,768 SFT | .- - 4
RETAIL BUILDING M
FF ELEV~606.50’

e

%‘%o

/A\ " 9. THE CONTRACTOR SHALL GUARANTEE ALL PLANTINGS FOR A
AL\

- TIME PERIOD OF ONE YEAR AFTER FINAL ACCEPTANCE OF ALL
WORK ITEMS. DURING THIS GUARANTEE PERIOD, THE
CONTRACTOR SHALL IMMEDIATELY REPLACE ALL PLANT

MATERIALS THAT DIE OR ARE DISEASED.

' * 1/
1
/TMD\ 10. YARD AREAS ARE TO BE RESTORED WITH 4” OF TOPSOIL,
= 1/ CLASS A SEED AT 200#/ACRE, FERTILIZER & MULCH (MULCH
3 \ /RAN BLANKET ON SLOPES 1:3 OR STEEPER).
\ \ 6/
- \ 11. YARD AREAS THAT ARE CONSIDERED STORM AREAS AND SWALES
IR \ /AB\ TO BE SEEDED WITH A STORMWATER SEED MIX AND MULCH BLANKET
\ [ \3/
} 1’ 12.  ALL UTILITY BOXES WILL BE SCREENED WITH PLANTINGS ONCE THE
3 | 8\ LOCATION IS DETERMINED.
t———— \3/
ADN PHASE ONE
N CONSTRUCTION SCHEDULE
ve]
o
N
- \ ITEM JIFIM[AM|J]|J|A|S|O|N|D
o TEMP. EROSION CONTROL
= TOPSOIL STRIPPING
. - SITE GRADING
o E STORMWATER MIX SITE UTILITIES
N
) E Grasses, Sedges & Rushes PLS oz/acre DETENT'ON POND q
= NOTES: ) ,
00 S ; *EVERGREEN TREES 6'—0" AND UNDER NoTE . o ove e 128 BUILDING CONSTRUCTION
o ~ STAKE WITH 2" x 2” CEDAR STAKES : T ' .
= = » (2) Fix ThE? SHRUBS SHALL BE THE SAVE RELATON e i 2 Y RO SO
g\ | B L LAY o TO FINISH GRADE AS IT DID TO e o = LANDSCAPING
> DECIDUOUS TREE — SEE PLAN L -EVERGREEN TREES 6'—0” AND OVER PREVIOUS EXISTING GRADE. :
— N7 Juncus tenuis Path Rush 0.50
\,\f\ A~ FOR SPACING >¢ -")> STAKE WITH METAL FENCE POST (3) Juncus torrey Torrey’s Rush 0.25 PAVING q
¢ S - [ : - -
A RUBBER HOSE s B PER TREE REMOVE COLLAR FROM FIBER CONTAINER Panicum virgatur Switchgrass 8.00 REMOVE TEMP. EROSION CONTROL
) NSNS AND PUNCTURE TO ALLOW ROOT GROWTH Seirpus pungens Three square Rush 100
R KRR K -TREE SHALL BEAR SAME RELATION ~ pus pun
o (2) TWISTED #12 GALV. WIRE < A :" Y TO FINISH GRADE AS IT BORE TO ALL METAL CONTAINERS REMOVED Scirpus validus Soft-stem Bulrush 1.00 SHEET SCHEDULE
o — ” q~ {",Sj‘:i. TR Sorghastrum nutans Indian Grass 8.00
2 ” 3" GALV. TURNBUCKLE i s PREVIOUS GRADE REMOVE BURLAP FROM TOP 1/3 OF BURLAP =
s = APPROVED TREE WRAP 3 BALL PRIOR TO PLANTING ' 1 BOUNDARY & TOPOGRAPHIC SURVEY
— Q " NN A7 M EVERGREEN TREE — SEE PLAN 4” SPECIFIED MULCH
™~ = ‘ , &N SHREDDED BARK K FOR SPACING PLANTING MIXTURE Forbs - oL oxicre 2 REMOVAL PLAN
R = \ | (3)2 x 4 GUY STAKES 30" LONG Lo fiomo—<—] GUY WIRE (2 = #2 TWSTED) SHRUBS — SEE PLAN FOR e nas Suanp st i 3 SITEPLAN
N bl)l 4—* \ mg’tﬁg“g‘ b‘ 75 GUY TWIST NEATLY TO SECURE Aster novae-angliae New England Aster 0.50
s = ‘c‘ | MOUNDED EARTH SAUCER / Xy '; AT \ RUBBER HOSE 3 4y 3 2 3 s 3 7 Aster umbellatus Flat-topped Aster 0.50 4 UTILITY PLAN (PRIVATE)
I o I I I > N S ‘ ¥ v % 3 v 2 3 v : Bidens cernua Nodding Bur Marigold 1.00
L o fi \“ ELS%I%G Thgéggﬁ_E1 PART PEAT “ 4” MIN. SHREDDED BARK 3B AR /o IR ' Echinacea purpurea Purl Caneower 250
L : “ REMOVE BURLAP I’_—ROM TOP RIB MULCH >N Helenium autumnale Sneezeweed 1.00 5 UTILITY PLAN (PUBL'C)
T o i -y Co Liatris spicata Marsh Blazingst: 1.00
g (e OF EARTH BALL MOUNDED EARTH SAUCER Al J TS - yconue amaieanss Water Horshound 6 GRADING & SOIL EROSION CONTROL PLAN
n “\" : I *(2)STAKES 18" BELOW TREE PIT IN N ) \\//\ Mimulus ringens Monkey Flower 025
= = “ : | UNDISTURBED SOIL ZLQQEI_II:ISG Tl\él%(;LcJ)IT_E 1 PART PEAT ;///\\\//\ 3 — = /\\///\\< Monarda fistlosa Wid Bergamot 0.60 7 LIGHTING & SIGNAGE PLAN
) 0 ) P COMPACTED SETTING BED REMOVE_BURLAP FROM TOP RIB R R R R R A R R R AR, oo csiaes i Sy e
- T ————— OF EARTH BALL (//\\///\\{/>\///\\///\\\@@@@@@@@@@@@@@@@@0@ Physostegia virginiana Obedient Plant 0.50 8 ENLARGED LANDSCAPE PLAN (NORTH) PREPARED FOR:
- z 2 NOTE: b ” ///\\///\\//>\///\\///\\///\ \\//>\//>\&>\&>\//>\&>\&>\//>\//>\//>\//>\&>\&>\//>\&>\&>\//>\&> Polygonum pennsylvanicum Pennsylvania Smartweed 1.25 VISSER BROTHERS, INC
Z © *STAKE TREES UNDER 4" CAL. Al STAKES 18  BELOW TREE PIT IN I A A A I S S S AR Rudbeckia hira Black-oyed Susan 250 9 ENLARGED LANDSCAPE PLAN (SOUTH) ’
' g ! UNDISTURBED SOIL R R R R R R R R R : 1946 TURNER AVENUE, NW
o < - ‘GUY TREES OVER 4" CAL. - FAAA A A AT AAA A AAA A AR IN Verbena hastata Blue Vervain 2.80 GRAND RAPIDS. MI 49’504
=~ ' N COMPACTED SETTING BED ” Zizia aurea Golden Alexander 4.00 10 PARKING ISLAND DETAILS "A" —"O" 4
, ~ SCARIFY TO 3” DEPTH
a PRISH R ADE S 1T BORE 10" PREVIOUS GRADE e wpon  wn ,':Q (2112):?2??-22723
2 g ECIDUOUS TREE PLANTING DETAIL EVERGREEN TREE PLANTING DETAIL SHRUB PLANTING DETAIL 11 PARKING ISLAND DETAILS "P" - "T (616) 363-
A
~ 8 CALE: 1"=6’ SCALE: 1”=6' SCALE: 1"=2" 12 CONSTRUCTION DETAILS WWW.VISSERBROTHERS.COM
( % LEGEND 13 SITE PLAN OPTION "B" ATTN: MR BILL MAST
= o - SANITARY SEWER (SAN) 2, - HYDRANT (HYD) ® - SURVEY IRON (FOUND)
O = - - STORM SEWER (STM) < -WATER VALVE (WV) O - SURVEY IRON (SET) FIELD SURVEY / DATE:
O 2 -WATERMAIN (WAT) O - MANHOLE (MH) M - MEASURED DIMENSION PLAN REVISIONS LANDSCAPE PLAN (NORTH) M&B—10-05—16
9: — —— — — -GASMAIN (GAS) & - CATCH BASIN (CB) D - DEEDED DIMENSION ISSUED 01/18 /18 DESIGNED BY:
© O —  — — — — — -UGELECTRIC CABLE (PWR) - UTILITY POLE (UP) P - PLATTED DIMENSION /18/ FOR JFL
2 9 o — _  _ _ _ ____ -UGPHONE CABLE (TEL) - GUY ANCHOR (GA) R - RECORDED DIMENSION DESIGN DRAWN BY:
‘ S \\v? — . ... —— -AERIAL UTILITY LINE (AERIAL) o - WATER METER (WM) SWP - SIDEWALK WARNING PAD ROBBINS CENTER POINT P U D FEF
2 . o o— -FENCE o -WATER STOP BOX (WSB) FF - FINISHED FLOOR Al CHECKED BY:
= =]
0 B - PROPERTY BOUNDARY LINE o - SAN CLEANOUT (CO) JFL
5
o S Know what's below. B | BN | B -PROPOSED P.U.D. BOUNDARY LINE o -PHONE RISER (PR) GRAND HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN PLAN DATE:
o ~ : . e - PROPOSED DRAINAGE SWALE o - GAS METER (GM) 11/6/17
| . Call before you dig. - PROPOSED CURB & GUTTER O - GAS VALVE (GV) MOORE & BRUGGINK INC PROJECT NO.:
2 - ELECTRIC METER (EM . 160190.01
5 2 . . . - EX BITUMINOUS SURFACE D - ELECTRIC BOX (Eé) ) . . )
0 > Utility locations are approximate only. o - STEEL POST (SP) Consulting Engineers SHEET NUMBER
= § Please contact "Miss Dig" three working - PROPOSED BITUMINOUS SURFACE o _ pEDESTRIAN CROSSWALK POLE (CW) 2020 Monroe Avenue N.W.
. 2 ]ccioys prch)[rlto Ehe s’cor(’t1 o;O%on:ér;cyf%) — XX - LIGHT POLE (LP) Grand Rapids, Michigan 49505-6298 8 OF1 3
S or exact locations. - — — # .4 asl:w;| . PROPOSED CONCRETE SURFACE
= AL Phone: (616) 363-9801 Web: www.mbce.com
a8
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NOTES: N ROBBINS
*EVERGREEN TREES 6'—0” AND UNDER NOTE 0
STAKE WITH 2" x 2" CEDAR STAKES :
(2) PER TREE X SHRUBS SHALL BE THE SAME RELATION R
TO FINISH GRADE AS IT DID TO A
DECIDUOUS TREE — SEE PLAN *EVERGREEN TREES 6'—0" AND OVER PREVIOUS EXISTING GRADE. T E <
FOR SPACING STRKE PITH METAL FENCE POST (3) REMOVE COLLAR FROM FIBER CONTAINER H > o
PER TREE a
RUBBER HOSE _ TREE SHALL BEAR SAME RELATION AND PUNCTURE TO ALLOW ROOT GROWTH s 2
(2) TWISTED #12 GALV. WIRE SR A TO FINISH GRADE AS IT BORE TO — ALL METAL CONTAINERS REMOVED E N
3" GALV. TURNBUCKLE " K PREVIOUS GRADE REMOVE BURLAP FROM TOP 1/3 OF BURLAP E
APPROVED TREE WRAP Bf\LL PRIOR TO PLANTING PROJECT
. 4" MIN. SHREDDED BARK s AT R A EE — SEE PLAN & SECIFIED MULCH LOCATION
‘ s MULCH
\ o " GUY WIRE (2 — #2 TWISTED) SHRUBS — SEE PLAN FOR
——— (3)2 x 4 GUY STAKES 30" LONG GUY TWIST NEATLY TO SECURE - SPACING
[ ‘ MOUNDED EARTH SAUCER RUBBER HOSE '\ ) :
! l PLANTING MIXTURE 1 — N 0 30 60
‘ | 4 PARTS TOPSOIL, 1 PART PEAT 4" MIN. SHREDDED BARK
\\ /) OF EARTH BALL MOUNDED EARTH SAUCER
A i *(2)STAKES 18" BELOW TREE PIT IN X
A (i , . w o ]
J:‘ t{ UNDISTURBED SOIL PLANTING MIXTURE ——-_ 2 . 2% SCALE: 1" =30 LOCATION MAP
J \ 4 PARTS TOPSOIL, 1 PART PEAT SN = /\/\\>
— COMPACTED SETTING BED REMOVE BURLAP FROM TOP RIB SERKKRAKK N SN NO SCALE:
—_——— OF EARTH BALL Y . QYN Y YL Y, A
© | \STAKE_TREES UNDER 4" CAL @ STAKES 187 BELOW TREE PIT IN /<\><\><\><\§/<\§/\\§ *@%@@%@@@W
= 'GUY TREES OVER 4” CAL. : UND S TURBED SO & BeD ES NN R R R AR RN
TREE SHALL BEAR SAME RELATION TO SCARIFY TO 3" DEPTH
FINISH GRADE AS IT BORE TO PREVIOUS GRADE
ECIDUOUS TREE PLANTING DETAIL EVERGREEN TREE PLANTING DETAIL SHRUB PLANTING DETAIL
CALE: 1"=6’ SCALE: 1"=6’ SCALE: 1"=2’
LANDSCAPING GENERAL NOTES:
1. ALL TREES TO HAVE CLAY OR CLAY LOAM BALLS, TREES WITH
SAND BALLS WILL BE REJECTED.
T T T (+) 2. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT TRUNKS
-G PLANT LIST AND SYMMETRICAL CROWNS.
O
. coe | anry. | BOTANICAL NAME COMMON NAME SiZE DESCR. 3. ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL
"‘ DECIDUOUS CANOPY TREES LEADER; TREES WITH FORKED OR IRREGULAR TRUNKS WILL
“' - - - NOT BE ACCEPTED.
ARS | 12 Acer freemani 'Red Sunset Clump Red Sunset Maple 14—-16 Bé&B
r& ARA | 13 Acer freemanni ‘Autumn Blaze' Autumn Blaze Red Maple 3%" B&B 4, ALL MULTI-STEM TREES SHALL BE HEAVILY BRANCHED AND
% m GS 14 Gleditsia tricanthos 'Suncole’ Sunburst Honey Locust 3y Bé&B WG—\I{F TiT::IA MOE'; Rcl)%AElf\l CCRROOV\\s\,/\INSS; SITELLS l[lzll-é)l?l' EIT':EE\SC COER;TTE%OSE
°1 ov 8 Ostrya virginiana Hophornbeam 3y B&B )
(¢ QA | 6 Quercus Bicolor Swamp White Oak 3y B&B 3. ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND
— FULL TO THE GROUND, SYMMETRICAL IN SHAPE AND NOT
‘l EVERGREEN TREES SHEARED FOR THE LAST FIVE GROWING SEASONS.
_ AB | 19 | Abies balsomea Balsam Fir & B&8 6. SHRUBS AND PERENNIALS SHALL BE FULL AND WELL ROOTED.
~— PS 15 Pinus Strobus White Pine 6 B&B INSTALLATION SHALL BE MARCH 1 — NOVEMBER 30,
ANNUALLY.
ORNAMENTAL TREES
u‘ \3/ AC 6 Amelanchier candensis ‘Autumn Brilliance’ Autumn Brilliance Juneberry 10'Clump | B&B 7 éé‘ldwiLA'\ng '\1AEETDAESAEBA:I\ILSEELFE%RL%%%NRD'TIEIJSS'ESY
CK | 3 | Cornus Kousa Clump Chinese Dogwood 10" Clump | B&8 ACCEPTED PLANTING PROCEDURES. ALL PLANT MATERIALS
1 ' cc 12 Crataegus inermis 'Cruzam’ Thornless Crusader Hawthorn 21/2" B&B SHALL MEET CURRENT AMERICAN ASSOCIATION OF
> o BN 6 Betula Nigra River Birch 10’ Clump | B&B NURSERYMAN STANDARDS.
g‘ PC 9 Pyrus calleryana ’Redspire’ Redspire Flowering Pear 21/2" B&B 8. ALL PROPOSED MULCH TO BE NATURAL COLOR, DOUBLE
. xc SR 2 Syringa reticulata ’lvory Silk’ Ivory Silk Tree Lilac 2 3 B&B PROCESSED, SHREDDED HARDWOOD BARK, 4” THICK BARK
: °| EVERGREEN SHRUBS MULCH FOR TREES IN A 4—FOOT DI”AMETER CIRCLE WITH 3
’ &c, m PULLED AWAY FROM THE TRUCK, 3~ THICK BARK FOR SHRUBS
e °| BJ 21 Buxus microphylla japonica 'Winter Gem’ Winter Gem Boxwood 36" B&B AND 2” THICK BARK FOR PERENNIALS, TYP.
)‘7 Jo 3 Juniperus chinensis '0ld Gold’ Old Gold Juniper 36" B&B
O 9. THE CONTRACTOR SHALL GUARANTEE ALL PLANTINGS FOR A
kc ) JCP 14 Juniperus chinensis 'Keteleeri' Upright Green Juniper 5—6' B&B TIME PERIOD OF ONE YEAR AFTER FINAL ACCEPTANCE OF ALL
("1 /CC\ Jes | 12 Juniperus chinensis 'Sea Green’ Sea Green Juniper 36" B&B WORK ITEMS. DURING THIS GUARANTEE PERIOD, THE
T~ JST 59 Juniperus sabina tamariscifolia’ Tamarix Juniper 24" B&B CONTRACTOR SHALL IMMEDIATELY REPLACE ALL PLANT
' MATERIALS THAT DIE OR ARE DISEASED.
PAN| 5 Picea abies nidiformis Bird's Nest Spruce 24" B&B
PROPOSED 14,091 SFT PROPOSED 14,091 SFT N— TMD | 51 | Taxus x. media densiformis Dense Yew 36” B&B 10. YARD AREAS ARE TO BE RESTORED WITH 4" OF TOPSOIL,
RETAIL BUILDING B RETAIL BUILDING B 2 ‘ TO 1 Thuja occidentalis Techny Techny Arborvitea 6 B&B CLASS A SEED AT 200#/ACRE, FERTILIZER & MULCH (MULCH
9 .
FF ELEV~607.50 FF ELEV~60750’ ‘. DECIDUOUS SHRUBS BLANKET ON SLOPES 1:3 OR STEEPER).
— ] cs 125 | Cornus servicea 'Farrow’ Arctic Fire Red Twig Dogwood 36" B&B 11. YARD AREAS THAT ARE CONSIDERED STORM AREAS AND SWALES
— - - = TO BE SEEDED WITH A STORMWATER SEED MIX AND MULCH BLANKET
AW 1" Spirea 'Anthony Waterer Anthony Waterer Spirea 24 B&B
M| 31 Itea virginica ‘Little Henry Little Henry Viginia Sweetspire 36" B&B 12.  ALL UTILITY BOXES WILL BE SCREENED WITH PLANTINGS ONCE THE
PLD | 38 |Physocarpus ‘Little Devi’ Little Devil Ninebark 36" B&B LOCATION IS DETERMINED.
RA 1m Rhus aromatica ‘Gro—low’ Gro—low Sumac 36" B&B
VD 5 Viburnum dentatum Arrowwood Viburnum 4-5' Bé&B
vic | 17 Viburnum trilobum ‘Compactum’ Compact American Cranberry 36" B&B PHASE ONE
ORNAMENTAL GRASSES CONSTRUCTICgoN SCHEDULE
CAK | 33 Calamagrotis ’Karl Foerster’ Karl Foerster Reed Grass #5 Pot g
O MSM| 5 Miscanthis Sinensis ‘Morning Light’ Morning Light Japanese Silver Grass #5 Pot ITEM J|F[M|AIM[J]|J[A|S|O|N|D
) PERENNIALS TEMP. EROSION CONTROL
i »—1 'S 12 Acorus calamus 'Variegatus’ Varigated Sweet Flag # Pot 18" o.c. TOPSOIL STRIPPING
E: d ABF | 30 Agastache x 'Blue Fortune’ Blue Fortune Anise Hyssop # 18" o.c. SITE_GRADING
o E A EP 1" Echinacea Purpurea ‘Magnus’ Magnus Purple Coneflower # 14"0.c. SITE UTILITIES
N E 2 HR 134 Hemerocallis 'Happy Returns’ Happy Returns Daylilly # Pot DETENTION POND q
;ﬁ : ™~ ‘,,% s%; NP 101 Nepeta x Faassenii *Walkers Low’ Walkers Low Catmint #3 Pot BUILDING CONSTRUCTION
o E ”7/‘\‘ "%V‘\J PAL | 12 Perovskia atriplicfolia ‘Little Spire’ "Little Spire’ Russian Sage # Pot PERM. EROSION CONTROL
Ci E| \’ UA‘ RV 83 Rudbeckia ’Viette's Little Suzy’ Little Suzy Dwarf Qrange Coneflower # Pot LANDSCAPING
*\ o T e =" - SA | 68 Sedum 'Autumn Joy' Autumn Joy Sedum # Pot PAVING q
o\ '
ﬁ Iﬁ REMOVE TEMP. EROSION CONTROL
: n
g SHEET SCHEDULE
; g 1 BOUNDARY & TOPOGRAPHIC SURVEY
~ = a 2 REMOVAL PLAN
O Q
~ - 3 SITE PLAN
\,/ od
Z 4 UTILITY PLAN (PRIVATE)
- = 5 UTILITY PLAN (PUBLIC)
T S
o a 6 GRADING & SOIL EROSION CONTROL PLAN
75!
= 3 7 LIGHTING & SIGNAGE PLAN
5 m
T = 8 ENLARGED LANDSCAPE PLAN (NORTH) PREPARED FOR:
~ VISSER BROTHERS, INC
z 9  ENLARGED LANDSCAPE PLAN (SOUTH) R e W
5 WAN _nAn GRAND RAPIDS, MI 49504
. 10 PARKING ISLAND DETAILS "A" -"O GRAND RAPIDS, |
; g 11 PARKING ISLAND DETAILS "P" - "T" FX (616) 363-6477
A~
- K 12 CONSTRUCTION DETAILS WWW.VISSERBROTHERS.COM
(z % LEGEND 13 SITE PLAN OPTION "B" ATTN: MR BILL MAST
= o - SANITARY SEWER (SAN) Q. - HYDRANT (HYD) @ - SURVEY IRON (FOUND)
- B - - - STORM SEWER (STM) - - WATER VALVE (WV) O -SURVEY IRON (SET) FIELD SURVEY / DATE:
O % o -WATERMAIN (WAT) O - MANHOLE (MH) M - MEASURED DIMENSION PLAN REVISIONS LANDSCAPE PLAN (SOUTH) M&B—10—-05—16
— _ _  _ __ .GASMAIN (GAS) a - CATCH BASIN (CB) D - DEEDED DIMENSION DESIGNED BY:
- N\ /7
5 5 \v/ —  — — — — — -UGELECTRIC CABLE (PWR) - UTILITY POLE (UP) P - PLATTED DIMENSION ISSUED 01/18/18 FOR JFL
2 9 — — — — —_ -UGPHONE CABLE (TEL) - GUY ANCHOR (GA) R - RECORDED DIMENSION DESIGN DRAWN BY:
‘ S Know what's below — . ... —— -AERIAL UTILITY LINE (AERIAL) o - WATER METER (WM) SWP - SIDEWALK WARNING PAD ROBBINS CENTER POINT P U D FEF
‘V: » ' . o o— -FENCE o -WATER STOP BOX (WSB) FF - FINISHED FLOOR u n u CHECKED BY:
s £ Call before you dig PR T 00) GRAND HAVEN TOWNSHIP, OTTAWA COUNTY, MICHIGAN =
o 2 B  BEE | B -PROPOSED P.U.D. BOUNDARYLINE o -PHONE RISER (PR) ) ) PLAN DATE:
o ~ . e - PROPOSED DRAINAGE SWALE o - GAS METER (GM) 11/6/17
| . - PROPOSED CURB & GUTTER O - GAS VALVE (GV) MOORE & BRUGGINK INC PROJECT NO.:
5 2 oUS S c = -ELECTRIC METER (EM) y . 160190.01
0 > Utility locations are approximate only. X BITUIINOUS SORFACE N EI}E:I?S:T?;S)EB) Consulting Engineers SHEET NUMBER
= = Please contact "Miss Dig" three working - PROPOSED BITUMINOUS SURFACE o _ pEDESTRIAN CROSSWALK POLE (CW) 2020 Monroe Avenue N.W.
. 2 ?Oys prl?[r|to Ehe s’cc:r(’c1 ogocoon:;?c;f%) — Xx - LIGHT POLE (LP) Grand Rapids, Michigan 49505-6298 9 OF1 3
3 or exact locations. _ _ _ %l . PROPOSED CONCRETE SURFACE
= ELADRES Phone: (616) 363-9801 Web: www.mbce.com
=9
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P:\160190.1 Visser - Robbins Road\CAD\DWG\160190 PUD PLAN SHEETS (2017).dwg_1/24/2018 1:34:08 PM_LISA FRIZZELL
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PROPOSED 24" CONCRETE PROPOSED 24" CONCRETE PROPOSED 24" CENERETE N - : ' o 4 4 — L
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WALKING AREA

MDOT GRADE P1 OR S2 CONCRETE

24" CURB & GUTTER DETAIL

(STANDARD RESIDENTIAL/COMMERCIAL)
SCALE: 1"=1

*LANDING

*  MAXIMUM LANDING SLOPE IN ANY DIRECTION IS 27.

MINIMUM LANDING DIMENSIONS 5'x5'.

**  MAXIMUM CROSS SLOPE ON RAMP IS THE SAME AS

THAT FOR SIDEWALK (2%).

SIDEWALK RAMP TYPE F DETAIL

SCALE: 1"=8’
ALIGNED IN DIRECTION OF
TRAVEL AND PERPENDICULAR
~ 1.6"—2.4" (OR RADIAL) TO GRADE BREAK
50% TO 65% \ | |
OF BASE 0.0” {] N\ ©000000000000000000 0
: -©© ©© 0.65" 00000000000 OOOOOOO0 O
LQ@O® ) N 006660600606606660600
1€L24ﬁ/’ d ' 0000000000000 O00006 )
P — 0000 l /7 00000000000000000000 47 24
- ! ©00000000000O0O0O0 00
0.9” TO CICICICONEE] 0000000000000 00000 0
147 0.65" \ 000000060000 00O000 6
: : \} 000000060600 0OO0000 6
MIN. L_ 0000000000000 OOOO00

"NON—WALKING” AREA

v 24" CONTRASTING COLOR DOME
WARNING (NEAREST EDGE

N WITHIN 8" AND FURTHEST EDGE

WITHIN 5’ OF GRADE BREAK ON

THE RAMP.)

MDOT GRADE P1 OR S2 3500
PSI 28 DAY CONCRETE, 5%—7%
AIR ENTRAINED; BROOM FINISH

AS SPECIFIED

411

2%
L

<

N

o <y 4 4
T ,

ROLLED CURB

DOME SECTION DOME SPACING

DOME ALIGNMENT

SCALE: 1"=10" SCALE: 1"=10" SCALE: 1"=2’
PAVEMENT CURB & GUTTER RAMP *LANDING
! !
1" EXPANSION JOINT ?é“;l; ,\SAl,_A())(P)E

4

449

\

GRADE BREAK

REINFORCEMENT AS IN
ADJACENT CURB &
GUTTER

WHITE WATERBORNE
PAVEMENT MARKINGS

SECTION A-A
SCALE: 1"=#4'

- 7
S E— Z a 4
a 4

24" COLOR CONTRASTING DOME
WARNING (NEAREST EDGE
WITHIN 8" AND FURTHEST EDGE
WITHIN 5 OF GRADE BREAK ON
THE RAMP.)

CROSS HATCHING PAVEMENT MARKING DETAIL

SCALE: 1"=4'

g
\F
Know what's below.
Call before you dig.

for exact locations.

Utility locations are approximate only.
Please contact "Miss Dig” three working
days prior to the start of construction

(1—800—482-7171)

— ——
)’/\}Z?),‘//"L%r i)

6x6/6x6 W.W.F. (WHEN SPECIFIED) J
4”7 MIN. SAND BASE MDOT CL-2 (C.I.P.)

)2 a s 28

COMPOSITE CONCRETE WALK & CURB DETAIL
SCALE: 1"=2'

8”

] )
2 X 6 WOOD BOARD%{ §[10
o | i
8'x4"x4” SQ. STEEL POSj J ol ™
CONC TYP: L
10—l
12’

WOOD DUMPSTER ENCLOSURE DETAIL
SCALE: 1" =6’

WOOD POST

R R
S RS

LATHE

SILT FENCE

| FLOW

N
N
S
X
X

N
K
X

L
8
K

N

NS N
O N
W L
SN SR
R

N

SILT FENCE DETAIL
SCALE: 1"=2’

WRAP END POSTS
TOGETHER AT LEAST
ONE REVOLUTION

SPLICE DETAIL

6” MIN.
15" MAX.

CASTING AS INDICATED ON
PLANS

/— PRECAST ADJUSTING RINGS

+_o»  PRECAST Ao o
2MTN° CONCRETE 2-0 \_ 2-0
' SECTION | MmN [
} 77 o | o | |72} — PRECAST CONCRETE
? o oo o e STRUCTURE CONFORMING TO
5%z ASTM C—478
o o o o
°c e | °c° 2 GEOTEXTILE MDOT 8.09.02
(o) (o) o] o]
(o) (o) o] o]
(o) (o) o] o] ! J
10’ IsgreL 8ssy o oo o s
297 ; o olo o 20;
0720 0% o o o o |F _— COARSE AGGREGATE MDOT 6A
42sersy ; OR EQUAL
) o o|o o o o
TJ‘u ‘ © ° o o~l.bF
Zater e o olo o | S— 1" DIA. HOLES AT 1' 0.C.
o J l—o—o0 4’ o—o—
10" 6A AGG. IN RING

LEACHING BASIN DETAIL
SCALE:

e

1n=41

70” |

PRECAST REINFORCED
CONCRETE BASE RING

CASTING

INSTALL IN EACH CATCH
BASIN A SILT SACK BY
PRICE & COMPANY OR

EQUAL

INLET PROTECTION DETAIL

SCALE:

1”=41

EJIW 1040 SK CASTING
TYPE B VENTED COVER

SURFACE OF GROUND
(UNIMPROVED AREAS)

6” MIN. 37 CASTING TO BE %” BELOW
15" MAX. | PAVEMENT GRADE
IR
8" -
f 2-0" [\ PRECAST ADJUSTING RINGS
VARIABLE [ MIN
(2’ MIN.) L. MANHOLE ECCENTRIC CONE SECTION
[STEP M.A. :
i [/ IND #PS—1PPT PRECAST CONCRETE STRUCTURE
) CONFORMING TO ASTM C—478
16" M.
VARIABLE sy
f—29 - 5 —
VARIABLE

NN

f

INTEGRAL BASE

STORM SEWER MANHOLE DETAIL

SCALE:

1n=41

ENLARGED LANDSCAPE PLAN (NORTH)
ENLARGED LANDSCAPE PLAN (SOUTH)

BOUNDARY & TOPOGRAPHIC SURVEY

GRADING & SOIL EROSION CONTROL PLAN

PREPARED FOR:

VISSER BROTHERS, INC
1946 TURNER AVENUE, NW
GRAND RAPIDS, MI 49504

PH (616) 363-3825

SHEET SCHEDULE

1

2 REMOVAL PLAN

3 SITE PLAN

4 UTILITY PLAN (PRIVATE)

5 UTILITY PLAN (PUBLIC)

6

7 LIGHTING & SIGNAGE PLAN

8

9

10 PARKING ISLAND DETAILS "A" -"O"
11 PARKING ISLAND DETAILS "P" - "T"
12 CONSTRUCTION DETAILS

13 SITE PLAN OPTION "B"

FX (616) 363-6477
WWW.VISSERBROTHERS.COM

ATTN: MR BILL MAST
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ISSUED 11,/09/17
SCHEMATIC DESIGN REVIEW

REV 12/28/17
REV PER REVIEW COMMENTS

REV 01/18/18
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CONSTRUCTION DETAILS
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PROPOSED NEW DRIVE APPROACH PER I Sre—
CITY OF GRAND HAVEN APPROVED PLANS.| 2 % ‘
PROPOSED LIGHT POLE. REFER PROPOSED 5 CONCRETE WALK SHALL v . & pvkHause !
60%5’439\ " TO ARCH PLANS FOR DETAILS. _\ ’ ROBBINS ROAD E CONSTRUCTED PER CITY OF B DwEOySE :
x X 29 A 304.4 (66 WIDE R.O.W.) RAND HAVEN SPECIFICATIONS. !
1 TON e N\ i @ YTt - UL G\ AR— N O VX - N ROBBINS i
W #27Ru \ ) ‘ ATy PROPOSED SIGN, REFER 0o ROEE]
I " 64.4 “B( 7 TO ARCHITECTURAL PLANS R )
-/ - PROPOSED 24" CONCRETE FOR DETAILS T 5 i 4
- ———— CURB & GUTTER —— - ol ClE e
El 7 ; EX SAN . EX SAN H g S .
| b . 453.4 6" SAN LAT . § s 2 &
| : al 28 X_\ \ /. F XpSi'jAB s f S -
127 s ———————— e\ \ S — IR AR e =EEE: ] ] 3 PROJECT
- l | #3 ...:", S ‘, R PRCRSEINSNDEY (| LNt TR POy SOk o 1IN N P A T RN SR A AT RN _SQS}NSO.%DZLK SURVEYLOCATION
, ' £ — LOCAT|ON
' JTTITTLIAD T ® i I - *
= ’ ] - < -
J s 1 } 16_1M _'O) g ©| N prs GAS PUMP 0 40 80
/ “ﬂ' —f — ISLAND (TYPICAL _ -
- P4 OO ’ -
ol e o X e § e SR 2 / _!PROPOSED WALL PACK. REFER E;!_-!:
* /E | = | . 5 g%%%ogﬁ ——«f CANOPY B l E Y w NO SCALE:
y'/7: f q. ‘Q“"*a ‘ "_"v ;_':‘3 “:4~ Gy e .'..‘.'. ’ ;1. ‘ “ 1 6 3, 13 9 ’ ‘ ’;y | W
f R (e A SR IRONRY o TN '|—| 4 1 o . ‘ RETAIL -~
ngf 12 7276, : 200 [e) w 48 97 — 5.7, BUILDING R % " FF " Nt 1. THE CONTRACTOR SHALL OBTAIN ALL PERMITS AND SURETY AS PART OF THIS WORK.
XS f . I - } 7. F [ — " 603.87 1
A 1.5 [ = l PROPOSED 14,675 SFT o 2.3 o ) ELEV~F6FOS 00’ &L | ¢ )@ }g EX 2,526 sr'g: : 2. THE CONTRACTOR SHALL CALL MISS DIG 3 WORKING DAYS PRIOR TO THE START OF
CIF;G o Hz : RETAIL BUILDING S ] A " : . E .Oo _00 =§ R @l"_ : \ CONSTRUCTION.
WELL 33.24 216 | FF ELEV~606.00 " e 24 142 AR BUILDEG G 3. THE CONTRACTOR SHALL FURNISH AND PLACE THE DRIVE APPROACH, NEW CURBING, WALK, AND
FF f 1 ! C = e Do bim | PROPOSED PUBLIC DRIVE CLOSURES WITHIN THE PUBLIC RIGHT OF WAY IN ACCORDANCE WITH OTTAWA COUNTY
20020 B o4 | . ] | . 6" S™ | | y WATERMAIN EASEMENT ROAD COMMISSION PERMITS & STANDARD CONSTRUCTION SPECIFICATIONS.
PROPOSED LIGHT POLE. REFER| '@ 9.2 | % L 5 A 2 s srand .
TO ARCH PLANS FOR DETAILS. \* E* | 226’ ~ w3 :’ — N\Mm _ = Io‘ g 5 F‘LU(N:%UDS ' L 4. ALL STORM SEWER PIPE SHALL BE ADS N—12 PLASTIC PIPE UNLESS OTHERWISE SPECIFIED.
- , | ~ ’ . @) bt
= RA L \’ < RSP S I RN I+ Whad B é\ Rl 1003 | e ° |4 N - 5. ALL CATCH BASINS AND MANHOLES SHALL BE MINIMUM 4’ DIAMETER PRECAST CONCRETE,
2 o AR 3 TN P N A g ~ == R | — 4] = S P fommm o HEINA ~ UNLESS NOTED OTHERWISE.
- \ % 7 ARz M R I — . 2 Z 2
% 605,02 (’0‘*"9 A ’W;’ ,ﬁ_l “ *__gi___ PN "“{\ = ! w s 6.  PAVED AREAS SHALL BE CONSTRUCTED WITH:
% e o = = — - A —’Q\\ S U N=_ a1 ______wv | > o 12" MDOT CL—2 SAND SUBBASE (C.I.P)
PROPOSED DUMPSTERMOTLT?T?)G N ‘ RN N D -\ < w 6" 22—A GRAVEL BASE (C.I.P)
= . \\‘\\' — - — o 11/2" 3C HMA LEVELING COURSE
ENCLOSURE (TYP) ! : - ! : . N rf\-. 16’ NE— - a = 11/2” 4C HMA WEARING COURSE
4 \ N/ b < . -
& | 1 | D Z&@ 1 Z 3 7. THE CONTRACTOR SHALL BED AND BACKFILL ALL UNDERGROUND PIPING WITH MDOT CL—2 SAND
) : i : N 24 .;;.;4;,?,; N TO A MINIMUM OF 95% MAXIMUM DRY DENSITY PER ASTM— 1557.
| ~ i B BENTERCY) TR 5
Mv?ETLTgF?';f ] B L 118 .L27’ \\ —Légfllf ' . , N~ 8. THIS SITE PLAN SHALL NOT BE USED TO STAKE THE LOCATION OF PROPOSED BUILDING COLUMN
. | T3 + : s 16 _22 102.33' p LINES. THE SURVEYORS ARE TO USE THE BUILDING FOUNDATION PLANS.
> T 2 EoIN S | . E. -
" 7.5 & 60’ 7 « 11 10711 7 | v e e 18 1 03 g%%%ogf-? i < mfzosgguggkvﬁoﬁgpggﬁ Cgcé‘g D 9. THE CONTRACTOR SHALL PLACE AND COMPACT FILL UNDER THE PROPOSED BUILDING AREA TO A
PROPOSED 24" CONCRETE T 1 ' oy (RO 1 \ | i o FRY ’ ) e APPROVED & PERMITTED PLANS MINIMUM OF 95% MAXIMUM DRY DENSITY PER ASTM—1557. ALL OTHER AREAS SHALL BE
CURB & GUTTER . — | I | g i RETAIL ~li: i o & L COMPACTED TO A MINIMUM OF 90% MAXIMUM DRY DENSITY.
A ‘ 6| 6 | 1 d R ) : 5T \ — - BUILDING A oll| 18 I | 18’ .
f ‘ " ——— ! PROPOSED Of—== N - FF i PROPOSED SIGN. REFER 10. THE CONTRACTOR SHALL REQUEST CONSTRUCTION STAKING BY FAX USING THE MOORE &
Pés | . | 10.768 SFT &~ «:AN) H \ — ELEV~605.67 ) S SAN = : BRUGGINK, INC. CONTRACTORS CONSTRUCTION STAKING REQUEST FORM. ONLY COMPLETED
PROPOSED STORM WATER|“"* —- " (:) ! “1 RETAIL BUILDING 4 ‘L35 1 ‘ : | . N L N ggRAgngEgTURAL PLANS REQUESTS WILL BE SCHEDULED. NOTE THE PROJECT OWNER WILL PAY THE SURVEYOR TO PLACE
MANAGEMENT BASIN | N v ! e 5 5 . . STAKES ONLY ONCE. ALL LOST AND DAMAGED STAKES ARE THE CONTRACTORS RESPONSIBILITY
JTO' BN = o T
6 CHAINLINK ,: I i i+~ FF ELEV~606.50' i84-3’ —— = T T 2 - l 11. REGULATORY AGENCIES AS FOLLOWS:
FENCE —r J =8 8 : b E s : ,t)% ONCRETE bﬁ 3 SPLITRAIL  GUARDRAIL . NC@ 3 SPLTRAL o % w7 — PROPOSED SANITARY SEWER MANHOLE GRAND HAVEN CHARTER TOWNSHIP
PROPOSED PUBLIC i I | 3 | /LP n Berrrrrrrr S © s . CITY OF GRAND HAVEN
WATERMAIN EASEMENT | — i - : * 2% gl | OTTAWA COUNTY WATER RESOURGES COMMISSIONER
| ] 15 H 7208 .
; . I ! | CP#19 PROPOSED LIGHT POLE. REFER [E FF o o
— :” —1— | K | { TO ARGH PLANS FOR DETALS. | 4 e ] R G
RN PROPOSED CROSS WALK | I  E— i I : }: |
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ROBBINS CENTRE POINTE

BUILDING A&S

Robbins Road at 172nd
Grand Haven (Township), Michigan 49417
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CIVIL7 OF 11 LANDSCAPE, LIGHTING AND SIGNAGE PLAN
CIVIL8 OF 11 PARKING ISLAND DETAILS A-O

CIVIL? OF 11 PARKING ISLAND DETAILS P-T

CIVIL 10 OF 11 CONSTRUCTION DETAILS

CIVIL11 OF 11 SITE PLAN OPTION B

CIVIL DRIVE 1 OF 1 DRIVE EXHIBIT MAP

ES101 SITE LIGHTING

Alll RETAIL S FLOOR PLAN

Al121 RETAIL A FLOOR PLAN & ELEVATIONS

AS11 RETAIL S EXTERIOR ELEVATIONS

AS13 SITE SIGNAGE

AP101 RETAIL S PERSPECTIVE

APPLICABLE CODES
AND STANDARDS

THE PRIMARY CODE USED FOR THIS SUMMARY IS NFPA 101 LIFE
SAFETY 2015. THE IBC 2015 IS ONLY USED WHEN NFPA 101 IS SILENT
ON THE SUBJECT MATTER, OR THE IBC IS SPECIFICALLY REFERENCED.

NEW CONSTRUCTION

JURISDICTION:
GRAND HAVEN CHARTER TOWNSHIP, MICHIGAN

APPLICABLE CODES:

* BUILDING: 2015 MICHIGAN BUILDING CODE (MBC)\
MECHANICAL:2015 MICHIGAN MECHANICAL CODE (MMC)
PLUMBING: 2015 MICHIGAN PLUMBING CODE (MPC)
ELECTRICAL: 2014 NATIONAL ELECTRIC CODE

ICC/ANSI A117.1 2009 (ACCESSIBILITY CODE)

CHAPTER 3 OCCUPANCY CLASSIFICATION:
* GROUP M, MERCANTILE / A2, ASSEMBLY

CHAPTER 5 ALLOWABLE HEIGHT AND BUILDING AREA:
CONSTRUCTION CLASS: 2B SPRINKLED

ALLOWABLE HEIGHT: 1 STORY
ALLOWABLE AREA: A-2 38,000 SQ. FT.
ACTUAL: 14,808 SQ. FT.

CHAPTER 6 CONSTRUCTION TYPE:

BUILDING CONSTRUCTION: 2B SECTION 5.3 OF M.B.C. 2015
» EXTERIOR WALLS: ANY MATERIAL PERMITED BY CODE

* INTERIOR WALLS: ANY MATERIAL PERMITED BY CODE

Fire Resistance Requirements for Building Elements - Table 601 /713

Building Element Required Provide
Structural Framing 0 hr. O hr.
Bearing Walls - <§' 0 hr. Ohr.
Bearing Walls - >30' 0 hr. 0 hr.
Nonbearing - Exterior <§' 0 hr. O hr.
Nonbearing - Exterior >30' 0 hr. Ohr.
Nonbearing - Interior 0 hr. O hr.
Supporting beams and joist O hr. Ohr.
Roof Structure Ohr. 0hr.

CHAPTER 7 FIRE RATING:
Section 508.4 (Building is Sprinkled)

CHAPTER 8 INTERIOR WALL AND CEILING FINISHES:
Class B finishes shall be provided for exit enclosures and exit
passageways.

¢ Flame spread 26-75, smoke development 0-450
Class C finishes shall be provided for corridors.

¢ Flame spread 76-200, smoke development 0-450
Class C finishes shall be allowed in all other areas

¢ Flame spread 76-200, smoke development 0-450

CHAPTER 9 FIRE SUPRESSION SYSTEM:

FIRE SUPRESSION IS REQUIRED PER 903.2.8
* Fire supression drawings shall be submitted by others for review and
approval prior to installation

PORTABLE FIRE EXTINGUISHERS IS REQUIRED PER 906

Provide in the following locations:

1. Near exits and pull stations and as directed by Fire Marshall

2. Within 30" of commercial cooking equipment.

3. Special-hazard areas including but not limited to labotories,
computer rooms, and generator rooms; where required by the
fire code official.

4. Maximum travel distance to extinguisher is 75 feet.

FIRE ALARM SYSTEM IS REQUIRED PER 907.2.9
* Fire alarm drawings shall be sumbitted by others for review and
approval and approval prior to installation.

CHAPTER 10 EGRESS REQUIREMENTS:
OCCUPANCY: SECTION 1004

*Refer to future tenant Interior final plans by others.

NUMBER OF EXITS PROVIDED:
Tenant 1: 2 Exits
Tenant 2: 2 Exits
Tenant 3: 2 Exits
Tenant 4: 2 Exits
Tenant 5: 2 Exits
Tenant é: 2 Exits
Tenant 7: 2 Exits
Tenant 8: 2 Exits
Tenant 9: 2 Exits
Tenant 10: 2 Exits

CHAPTER 17 SPECIAL INSPECTIONS:

SPECIAL INSPECTIONS SHALL BE PERFORMED BY A QUALIFIED PERSON
PER MBC 2015 SECTION 1704.1 AND SUCH REPORTS WILL BE PROVIDED
TO THE BUILDING DEPARTMENT FOR THEIR RECORD.

SPECIAL INSPECTIONS ARE REQUIRED FOR: SOILS (1705.6), MASONRY
(1705.4), CONCRETE (1705.3), WOOD TRUSSES (1705.5), STEEL (1705.2)

A DETAILED SOILS INVESTIGATION REPORT PER SECTION 1705.6 AND
SPECIAL INSPECTIONS FOR SITE SOILS CONDITIONS PER 1705.6 AND
TABLE 1705.6 MUST BE SUBMITTED TO THE TOWNSHIP AND DESIGN
PROFESSIONAL FOR THEIR RECORDS.

PRE-ENGINEERED TRUSSES SHALL HAVE SPECIAL INSPECTIONS AT THE
MANUFACTURUER THOSE TEST SHALL BE SUBMITTED FOR RECORD TO THE
DESIGNER AND THE BUILDING OFFICAL.

MOORE & BRUGGINK
2020 MONROE AVE NW
GRAND RAPIDS, MI 49505
(616) 363-9801

CLASSIC ENGINEERING
100 GRANDVILLE AVE SW
STE 400
GRAND RAPIDS, MI 49503
(616) 742-2810
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ROBBINS CENTER POINT PUD
STORMWATER NARRATIVE

The proposed Robbins Center Point PUD project is located on the south side of Robbins Road,
between 172" Avenue and Whitaker Way in Grand Haven Township. Currently there are several
buildings on site with associated parking lots. A majority of the existing site currently is covered with
impervious surface with no formal stormwater management. The existing parking lots sheet flow to
the greenspace around the perimeter of the site and infiltrates into the existing sand soil. To our
knowledge, there are no stormwater drainage issues on or adjacent to the site.

The proposed project will consist of demolition of the existing site buildings and parking lots and
reconstruction of 5 new buildings, parking lots, utilities and stormwater management. The first phase
of the development will consist of the commercial building on the north side of the site along Robbins
Road frontage along with the necessary parking and utilities to support that building.

The proposed development will provide stormwater management which will be accomplished
through a combination of best management practices (BMPs) and stormwater infrastructure. The
goal of the stormwater management practices is to promote stormwater infiltration while providing
a reliable overflow system. The proposed impervious surface will sheet flow to several open space
areas throughout the site, including rain garden islands within the parking lots and bio-swales along
the perimeter. While the site has curb and gutter, several cuts in the curb will allow the stormwater
to get into the designed areas. Stone rip-rap will be provided at these curb cuts to prevent erosion
from occurring. The rain gardens and bio-swale areas will function the same by utilizing the existing
sand subgrade to allow stormwater to infiltrate into the native soils. A bioretention soil mixture
consisting of sand, planting soil and mulch will be installed to provide the planting media for the
proposed landscaping in these areas. These plantings have been selected to be water tolerant, native
materials, which have substantial root systems to maximize the amount of water uptake.

In the event there is a large rain event, an overflow storm sewer system is also provided to provide
stormwater conveyance from the site to the adjacent county drain located in the intersection of
Robbins Road and 172" Avenue. The catch basins will be located in the rain gardens with the castings
elevated such that the water will be forced to infiltrate into the soil prior to spilling over into the
drainage structures. Leech basins and perforated pipe will be provided to maximize infiltration prior
to discharge to the county drain. Final design details and calculations will be submitted to the Ottawa
County Water Resources Commissioner’s Office for review and approval.

Moore & Bruggink, Inc.
JFL
1/3/2018



Robbins Center Pointe P.U.D. Traffic Impact Study

Executive Summary

Robbins Road Real Estate, LLC is proposing to construct a new commercial development south of
Robbins Road between Whittaker Way and 172" Avenue in Grand Haven Charter Township. The
proposed commercial development known as Robbins Center Point is expected to have 65,757 square

feet of retail development and is anticipated to be complete within a five-year timeframe.

The report analyzes and presents the traffic impacts that the proposed commercial development will
have on the following intersections in the project study area:

e US-31 (Beacon Blvd) & Robbins Road

e US-31 (Beacon Blvd) & NB to SB Crossover North of Robbins Road
e US-31 (Beacon Blvd) & SB to NB Crossover South of Robbins Road
¢ Robbins Road & Whittaker Way

e Robbins Road & DeSpelder Street

* Robbins Road & 172" Avenue

The above-mentioned intersections were analyzed for the morning peak (7:00-9:00AM) and afternoon
peak (4:00-6:00PM) hours for the following conditions:

e Existing 2018 Conditions
e  Future 2023 No-Build Conditions
e Projected 2023 Build Conditions

The elements to be covered in the traffic study were discussed with Grand Haven Township prior to the
study commencing.

Existing 2018 Conditions

Based on the intersection counts, the morning peak hour was found to occur between the hour of 7:15
a.m. and 8:15 a.m. while the afternoon peak hour was found to occur between the hour of 4:30 p.m.
and 5:30 p.m. These hours were selected for analysis of existing and future year conditions.

Based on the recreational nature of this area, the existing traffic volumes collected during the winter
months were adjusted to normalize the traffic volumes between peak summer months and low volume
winter months. Per MDOT’s PTR Pattern Assignments and discussions with Grand Haven Charter
Township, a seasonal adjustment factor of 1.25 was used to adjust the through volumes along US-31
while a seasonal adjustment factor of 1.18 was used to adjust the remaining traffic volumes in in the
study area. These adjusted traffic volumes formed the basis of the existing conditions analysis.
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The capacity analyses for existing conditions revealed that all study area intersections and movements
operate at an acceptable level of service during both the weekday morning and afternoon peak hours. It
should be noted that although the southbound US-31 through movement at Robbins Road operates at a
level of service C during both the morning and afternoon peak hours, the volume to capacity (v/c) ratio
exceeds 1.0 during both peak hours indicating that the amount of southbound through traffic exceeds
the capacity of the facility.

Future 2023 No-Build Conditions

An evaluation of traffic impacts associated with the proposed commercial development relies on an
understanding of the future traffic conditions in the study area without the proposed development.
Future traffic for the 2023 analysis year is expected to come from background traffic growth expected to
occur on the street network between 2018 and 2023, and adding any expected traffic from approved
developments in the area. Per our discussions with Grand Haven Charter Township, a 1.5% per year
growth rate was utilized over the five-year study period.

One committed development was identified as needing to be coordinated along with the Robbins
Center Point project; Spectrum Health. The Spectrum Health medical office building has been
constructed but was not occupied at the time traffic counts were collected. The Spectrum Health
property lies immediately south of the proposed development and has access to Whittaker Way, 172™
Avenue, and the Meijer North Drive. Spectrum Health consists of a 120,000-square foot medical office
building. A traffic study was prepared for Spectrum Health by URS in August of 2015. Trip generation
and distribution for this facility was taken directly from their report.

The future no build capacity analyses revealed that all of the study area intersections will continue to
operate with acceptable levels of service with the exception of the US-31 and Robbins Road intersection.
During the morning peak hour, the southbound through movement will operate at a LOS F. During the
afternoon peak hour, the southbound through movement and westbound right turn movement will
operate at a LOS E. During the morning peak hour, adjustments to the existing traffic signal timing splits
by providing three more seconds to the north/south approaches from the east/west approaches will
result in all movements operating acceptably. In order to mitigate the afternoon peak hour, the cycle
length will need to be increased to a 90 second cycle length from the existing 70 second cycle length.
Increasing the cycle length of the traffic signal and optimizing the splits will result in all movements
operating at acceptable levels of service. Since the signalized crossover south of Robbins Road is in
coordination with this signalized intersection, the cycle length at that study area intersection will also
need to be increased. It should be noted that even with the traffic signal timing adjustments, the
southbound through traffic still has v/c ratios exceeding 1.0. During the afternoon peak hour, the v/c
ratio for the northbound through movement is 0.99.
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Projected 2023 Build Conditions

The projected traffic impacts for the commercial development were determined based on the analysis
of future year 2023 traffic volumes upon full development of the proposed site.

Site Access

Access to the development is proposed to be served via three full movement accesses. One access is
proposed to Robbins Road at the existing middle curb cut of the five existing curb cuts located along
Robbins Road. A second access is proposed to Whittaker Way immediately north of the Spectrum Health
parking lot. The third access is to 172" Avenue through the existing access for the D&W Quick Stop. The
172" Avenue and Robbins Road accesses currently exist for the property. The proposed Robbins Road
access will be reconstructed to consolidate five existing driveways to one main driveway. The 172"
Avenue access would remain as-is since it was just reconstructed for the D&W Quick Stop. The
Whittaker Way access would consist of a new curb cut.

Trip Generation

New trips to be generated by the proposed commercial development were estimated based on
information and procedures contained in the Institute of Transportation Engineer’s (ITE) report Trip
Generation, Tenth Edition, September 2017. Final build-out of the entire development was anticipated
in 2023.

Since tenants for this development are unknown at this time and land uses, as well as building sizes, are
not fully defined, the trip estimates for the site were developed with a more general use and were not
specific for each possible use. In addition, two different options exist for the southern portion of the
site. Option A consists of 28,182 square feet of general box retail while Option B consists of a 19,000
square foot retail building. To be conservative, the gross leasable area of the land was assumed to be
65,757 square feet (assuming the larger of the two options). Once the tenants are known and a final site
plan is completed, the actual square footage may be lower than what is anticipated in this study.

Shopping Center, Land Use Code (820), is an integrated group of commercial establishments that is
planned, developed, owned, and managed as a unit. It typically includes uses other than that of general
retail such as restaurants, banks, and offices. This land use seemed to cover most anything that would
possibly develop on this site. Therefore, trip estimates were based on Land Use Code 820 for the entire
site. The weekday morning and afternoon peak hour trip generation estimates are shown in Table 3.
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Table 1 Robbins Center Point PUD Trip Generation

Total Trips | Pass-by Trips ‘ New Trips
Time Period Total | In | Out | Total | In | Out ‘ Total | In | Out
AM Peak Hour 185 115 70 63 39 24 122 76 46
PM Peak Hour 398 191 207 135 65 70 263 126 137

“New Trips” are those that are new to the study area and consist of motorists whose primary
destination is the Robbins Center Point development. “Pass-by Trips” involve motorists who are diverted
off of the adjacent street system to visit this development. A portion of the trips generated by Robbins
Center Point development were assumed to be pass-by trips. These trips divert from existing travel
paths to stop at the site and then resume the original trip path. Thus, additional trips are not added to
the area road system by these pass-by trips. Pass-by rates were based on information provided in ITE’s
Trip Generation Handbook, Tenth Edition. A pass-by rate of 34% was used for the morning and afternoon
peak hours. When examining the pass-by rates for smaller shopping center sizes between 50-85,000
square feet, an average pass-by rate of 44% was calculated, therefore the 34% provides a worse-case
scenario for new trips on the street network.

“Internal Trips” are those that will visit more than one use within the site. Since trips for the Robbins
Center Point development were estimated with Land Use Code 820, Shopping Center, internal capture
rates are not applicable and should not be used to estimate trips for shopping centers. Data has been
collected directly for shopping centers as a stand-alone development, therefore, the associated trip
generation data presented in the manual already reflect the effects of internal capture and the mixed-
use nature of the center.

Internal traffic utilizing Whittaker Way between the Spectrum Health, Meijer, and Robbins Center Point
uses was also not included other than the small percentage assigned to Whittaker Way. It is likely that
there will be some internal trips on Whittaker Way between these adjacent developments. However,
this analysis assumes a worse-case scenario for the overall road network.

Traffic from the existing uses on the proposed site was also not subtracted from the existing volumes.
The existing traffic volumes used in the analysis include traffic from the existing businesses that
currently sit at the proposed site.

Directional Distribution and Assignment

Trip distribution for the site was determined based on existing peak hour traffic volumes on the study
area roadways. The resultant trip distribution pattern for the proposed commercial development is as
follows:
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e To/from the north on US-31 37%

e To/from the south on US-31 32%
e To/from the west on Robbins Road 8%
e To/from the east on Robbins Road 9%
* To/from the north on Ferry Street 6%
e To/from the south on 172" Avenue 7%
* To/from the south on Whittaker Way 1%.

Projected 2023 Build Operational Analysis

The capacity analysis for the projected 2023 build conditions revealed that all of the study area
intersections remained operating at acceptable levels of service with the exception of the US-31 and
Robbins Road intersection. During the morning peak hour, the southbound through movement and the
westbound right turn movement will both operate at a LOS E. During the afternoon peak hour, the
southbound through movement is expected to operate at a LOS E while the westbound right turn
movement degrades to a LOS F. Investigations were conducted to determine mitigation for this
intersection. Since the traffic signal has a two-phase operation, any time taken from one direction of
travel impacts the other direction of travel and since the intersection has poor levels of service for both
directions, adjusting the splits further would not alleviate these delays for one travel direction. Several
attempts were made to examine different cycle lengths as well, none of which mitigated all of the
unacceptable movements at this intersection. In order to fully mitigate the movements to acceptable
levels, construction of a second westbound right turn lane is required. During the morning peak hour,
construction of the second westbound right turn lane allows an adjustment in the splits to provide more
green time to the north/south approaches within the existing 70-second cycle length. All movements
will operate acceptably during the morning peak hour with construction of the additional westbound
right turn lane and traffic signal timing adjustments within the existing cycle length. During the
afternoon peak hour, the cycle length will need to be increased to a 100 second cycle length from the
proposed 90 second cycle length in addition to the dual westbound right turns. These improvements will

result in all movements operating at acceptable levels of service.

Site Driveway Analysis

In order to determine the configurations of the proposed site driveways to Robbins Road, 172" Avenue,
and Whittaker Way, warrants for left and right-turn lanes were evaluated, and a capacity analysis was
conducted. Michigan Department of Transportation (MDOT) traffic volume guidelines for right-turn
lanes and tapers were reviewed for the necessity of constructing a right turn lane at the proposed site
driveways. It was found that the proposed driveway to Whittaker Way does not meet the guidelines for
a lane or taper. The existing driveway to 172" Avenue was found to meet warrants for a right turn
deceleration taper only and the proposed driveway to Robbins Road meets guidelines for a full right
turn lane. The full right turn lane should be designed in accordance with the City of Grand Haven

requirements.
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Whittaker Way was examined to determine the need for an exclusive left-turn lane along Whittaker
Way at the proposed driveway location. The proposed driveway location is located within the existing
taper area prior to the two-way center left-turn lane which begins south of the proposed driveway. It
was found that the left-turn volume utilizing this driveway in conjunction with the through volumes do
not meet warrants for an exclusive left turn lane.

The capacity analysis for the site driveways revealed that all movements at all three site accesses will
operate acceptably with the exception of the northbound exiting movement to Robbins Road during the
afternoon peak hour. As proposed, the exit lane from the proposed development onto Robbins Road has
one lane for all movements. This approach is expected to operate at a level of service E during the
afternoon peak hour with a delay of 37.5 seconds. In order to mitigate this exiting movement, separate
left and right turn exit lanes should be provided for this proposed driveway to Robbins Road. These
improvements result in a level of service D for the northbound left turn and level of service B for the
northbound right turn lane.

Summary

The existing analyses revealed that all of the study area intersections currently operate at acceptable
levels of service. However, the southbound through movement at the US-31 and Robbins Road
intersection currently has v/c ratios exceeding 1.0 indicating that this movement is over capacity.

The analysis results for the future no build conditions revealed that movements at the intersection of
US-31 and Robbins Road operate at a level of service E or F. Improvements are needed at this study area
intersection in order to mitigate the future no build conditions. The improvement strategies for the
future no build conditions are summarized below.

* Increase cycle length from 70 to 90 seconds during the afternoon peak hour
e Adjust traffic signal timing splits during both the morning and afternoon peak hours.

The analysis results for the future no build scenario revealed that these signal timing adjustments will
result in acceptable levels of service.

The analysis results for the projected 2023 build scenario for the proposed commercial development
revealed that additional mitigation will be needed upon full build out in order to mitigate the traffic
impacts caused by adding the project traffic. The roadway improvements that will be required at

at full build of the commercial development include the following:

US-31 & Robbins Road
e Construct an additional westbound right turn lane
* Increase cycle length to 100-seconds during the afternoon peak hour
e Adjust the traffic signal splits during the morning peak hour.
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Robbins Road & Main Site Driveway
e Construct eastbound right-turn lane along Robbins Road
e Construct two-lane exit for separate left and right turn movements from the proposed
site

7 - Robbins Center Pointe PUD TIS - January 30, 2018 TR | M



	1 - 02052018 - PC Agenda
	AGENDA

	2 - 01162018 - PC Minutes
	3 - PC Memo - Platted Lot Division - Dwyer_02052018
	Community Development Memo

	4 - Platted Lot Division - Dwyer - Application
	5 - PC Memo - PUD - Robbins Centre Pointe_02052018
	Community Development Memo

	6 - PUD - Robbins Centre Pointe - Application, Narrative, Departures
	Application.pdf
	Project Narrative.pdf
	Departures.pdf

	7 - PUD - Robbins Centre Pointe - Plan Set (Civil, Architecture, Rendering)
	PUD SUBMISSION SET_01-18-18.pdf
	ROBBINS CENTER POINT P.U.D_01-18-18
	160190_Truck Turn Exhibit 1-22-18
	Sheets and Views
	TURNING EXHIBIT


	PARKING ISLAND DETAILS P-T.pdf
	Sheets and Views
	160190 PUD PLAN SHEETS (2017)-PARKING ISLAND DETAILS P-T



	160190_DRIVE EXHIBIT_1-18-18.pdf
	Sheets and Views
	160190_GIS BASE-DRIVE EXHIBIT


	18-0124 SD REVIEW (SPA SUBMITTAL FULL PACKAGE) architectre.pdf

	8 - PUD - Robbins Centre Pointe - Stormwater Narrative
	9 - PUD Robbins Centre Pointe - Prelim Traffic Study Summary



