GAINES CHARTER TOWNSHIP

PLANNING COMMISSION — REGULAR MEETING
Township Board Room - 8555 Kalamazoo Ave. S.E. Caledonia, MI 49316

VL.

Draft Agenda
7:00 p.m. — Thursday, September 28, 2023

Call to Order and Roll Call
Consideration of Agenda
Consideration of Meeting Minutes

a. Consideration of the August 24", 2023, Planning Commission Regular
Meeting Minutes

Inquiry of Conflict of Interest
Public Comment

New Business

1. Public Hearings

a. 990 Windrow Street SE — Special Use Permit
Special Land Use request to allow for a 792 square-foot addition to an
existing accessory building, for a total of 1,752 square feet of residential
accessory buildings on the property, located in the Residential (RL-10)
zoning district.

b. 2688 100" Street SE — Special Use Permit
Special Land Use request to allow for a 1,200-square-foot addition to an
existing accessory building, for a total of 2,800 square feet of residential
accessory buildings on the property, located in the Agricultural/Agri-
Business (A-B) zoning district.

c. 8735 East Paris Avenue SE — Special Use Permit
Special Land Use request to allow for a 3,120-square-foot accessory
building, for a total of 5,616 square feet of residential accessory buildings
on the property, located in the Agricultural/Rural-Residential (A-R) zoning
district.

2. Items not requiring a Public Hearing
a. Zoning Ordinance Text Amendment — R-3 / R-4 Zoning Districts

Zoning text amendment proposal to repeal Chapter 7 of the Gaines Charter
Township Zoning Ordinance and replace it with a new Chapter 7.




3. Site Plan Review

a. 8190 Division Avenue SE — Brewer Park Apartments PUD Rezoning
Site plan and Planned Unit Development (PUD) rezoning consideration for
the construction of 35 townhome units, 156 apartment units, and 12
commercial units for one parcel currently split-zoned Residential (RL-10)
and Single-Family Residential (RL-14).

b. 377 76 Street SE & 410 72" Street SE — Pine Rest Christian Association
Children’s Hospital
Consideration of a site plan to allow for the construction of a 135,000-
square-foot children’s hospital with 66 beds, parking lot installation,
lighting, and landscaping.

VII. General Discussion

Vill.  Adjournment

Persons with disabilities needing special accommodations should contact Kim Triplett at (616)
698-6640 one week prior to the meeting to request mobility, visual or any other assistance.




Planning Commission Meeting Minutes — August 24™, 2023

DRAFT MINUTES OF THE GAINES CHARTER TOWNSHIP PLANNING COMMISSION REGULAR
MEETING
HELD ON AUGUST 24™, 2023

GAINES CHARTER TOWNSHIP
8555 KALAMAZOO AVENUE SE
CALEDONIA, MICHIGAN 49316

MEMBERS PRESENT: Thomas, Giarmo, Haagsma, Waayenberg, Wiersema

MEMBERS ABSENT: Billips, Rober absent with excuse

STAFF PRESENT: Dan Wells, Community Development Director; Natalie
Davenport, Assistant Planner

. CALL TO ORDER AND ROLL CALL

Chair Giarmo called the meeting to order at 7:00 PM.
. CONSIDERATION OF MEETING AGENDA

There were no changes to the agenda.

. CONSIDERATION OF MEETING MINUTES
Consideration of the July 27%, 2023, regular Planning Commission meeting minutes.

MOTION: Motion by Waayenberg, support by Thomas to approve the July 27"
2023, regular Planning Commission meeting minutes as presented.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg

NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

V. INQUIRY OF CONFLICT OF INTEREST
None.

V. PUBLIC COMMENT
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Planning Commission Meeting Minutes — August 24™, 2023

Ken Yonker, Kent County Drain Commissioner, spoke about the Switch property,
particularly the drain south of the new building expansion. Mr. Yonker has been working
with Plaster Creek Stewards to obtain grant money to plant trees along drains
throughout the Plaster Creek Watershed. Mr. Yonker stated that Switch posed concerns
over planting trees around the electrical substation due to the electrical wires. Mr.
Yonker asked if the tree planting requirements could be moved from around the
electrical substation and planted along the drain so that the grant money can be
allocated to other drains in the Plaster Creek Watershed.

Chair Giarmo stated that there should be a tree buffer adjacent to East Paris Avenue, as
it is a primary arterial road. Chair Giarmo suggested planting smaller trees.

Planner Wells stated that the Switch Electrical Substation was approved to allow staff to
review the landscaping plan. Wells stated that staff will work with Mr. Yonker and
Switch to plant smaller trees and shrubs along the substation that won’t interfere with
the power lines.

. NEW BUSINESS

1. Public Hearings

a. 190 92" Street — Special Use Permit (Parcel Number 41-22-30-101-011). Special
Land Use request to allow for a 903 square foot accessory building, for a total of
4,327 square feet of residential accessory buildings on the property in the
Agricultural/Rural-Residential (A-R) zoning district.

Applicant Oeverman gave a brief overview of the request and stated that he applied for
the Special Use Permit on behalf of the property owner. The accessory building will be

used as a pool house.

Chair Giarmo asked if the poolhouse would match the home, to which Applicant
Oeverman confirmed that it would.

Planner Wells gave an overview of the staff review memo. Staff is recommending
approval of the request.

Chair Giarmo opened the public hearing at 7:12 PM. No public comment was made.
Chair Giarmo closed the public hearing at 7:12 PM.
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MOTION: Motion by Haagsma, support by Waayenberg to approve the
Special Use Permit as presented.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg

NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

b. 3820 100 Street — Special Use Permit (Parcel Number 41-22-35-200-028).
Special Land Use request to allow for a 2,016 square foot accessory building, for
a total of 2,706 square feet of residential accessory buildings on the property in
the Agricultural/Agri-Business (A-B) zoning district.

Applicant Yonker gave an overview of the request. The proposed accessory building will
be constructed in place of the temporary storage structures on the property.

Planner Wells gave an overview of the request.

Chair Giarmo opened the public hearing at 7:18 PM. No public comment was made.
Chair Giarmo closed the public hearing at 7:18 PM.

MOTION: Motion by Waayenberg, support by Thomas to approve the
request with the condition of approval that the accessory building
shall be a minimum of ten (10) feet away from the existing
buildings on the property.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg
NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

c. 133 Wavell Street — Special Use Permit (Parcel Number 41-22-07-305-038).
Special Land Use request to allow for a 400 square foot accessory building, for a
total of 480 square feet of residential accessory buildings in the Multiple Family
Residential (R-3) zoning district.

Applicant Cross gave an overview of the request. Cross stated that he is requesting to
build a 1.5-stall garage.

Planner Wells gave an overview of the request. All the standards of review are met; staff
is recommending approval of the Special Use Permit.
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Larry Cross asked if he could move the building a few feet over to be five (5) feet off the
side property line instead of eight (8) feet, which would align the garage entrance with
the driveway. Planner Wells stated that this can possibly be achieved through setback
averaging, as allowable under the zoning ordinance. Wells stated that he would work
with the applicant on setback averaging to see if it is applicable.

Chair Giarmo opened the public hearing at 7:25 PM. No public comment was made.
Chair Giarmo closed the public hearing at 7:25 PM.

MOTION: Motion by Waayenberg, support by Wiersema to approve the
request with the understanding that staff will work with the
applicant on setback averaging.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg
NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

d. 2864 60" Street — Special Use Permit (Parcel Number 41-22-03-201-007).
Special Land Use request to allow for a 2,250 square foot accessory building, for a
total of 2,350 square feet of residential accessory buildings on the property in the
Residential-10 (RL-10) zoning district.

Applicant Simmons stated that he would like to build a pole barn to store recreational
vehicles.

Planner Wells gave an overview of the staff review memo.

Chair Giarmo opened the public hearing at 7:30 PM. No public comment was made.
Chair Giarmo closed the public hearing at 7:30 PM.

MOTION: Motion by Haagsma, support by Waayenberg to approve the
Special Use Permit as presented.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg

NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

e. 500 Sunbrook Drive — Special Use Permit (Parcel Number 41-22-07-455-008).
Special Land Use request to allow for a 196 square foot accessory building, for a
total of 296 square feet of residential accessory buildings on the property in the
Residential-10 (RL-10) zoning district.
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Planner Wells gave an overview of the request. The applicant was not in attendance. All
of the review standards are met, and staff is recommending approval.

Chair Giarmo opened the public hearing at 7:33 PM.

Written public comment was provided to the Planning Commission prior to the meeting.
Hung Dang, 516 Sunbrook Drive, wrote an email expressing concerns over the parking of
trailers and vehicles and storage of equipment in the front yard (See Exhibit 1).

Chair Giarmo closed the public hearing at 7:34 PM.

Planner Wells noted that staff inspected the property and found equipment in the
driveway and a trailer stored in the front yard. Wells stated that staff will work with the
applicant to ensure that the property is in full compliance with the Gaines Charter
Township Zoning Ordinance regarding the parking of trailers.

MOTION: Motion by Waayenberg, support by Thomas to approve the Special Use
Permit with the condition that the property shall remain in full
compliance with Section 20.3 (A) (1) of the Gaines Charter Township
Zoning Ordinance for the parking of the trailer.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg

NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

2. Site Plan Review

a. 6266 Division Avenue — Site Plan Review (Parcel Number 41-22-06-100-060).
Site plan consideration for a 4,096 square-foot building addition to be used for minor
vehicle repair.

Applicant Burri stated that Elvis Auto is requesting a building addition to Elvis Auto. The
addition will be architecturally similar to that of the principal structure.

Chair Giarmo found that the hours of operation will remain 8:00 AM — 6:00 PM.

Planner Wells gave an overview of the request. The current business only performs light
vehicle work on the site, heavy vehicle work is performed at offsite locations by
subcontractors. The addition will allow for the expansion of light vehicle work and will
include installing an advanced driver-assistance system (ADAS) to repair and adjust
cameras that assist drivers in driving and parking functions. Staff is recommending
approval of the site plan.
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Chair Giarmo found that the building will be insulated and that the business owners
seem to be courteous of the adjacent residential neighborhood.

Member Wiersema asked about the rear portion of the property adjacent to the pond
and the R-4 zoning district. Wiersema expressed concern over the lack of rear yard
landscaping and advocated to ensure that the building addition is adequately screened.

Member Haagsma stated that there are existing maple trees near the rear property line
and that those should remain in place, in addition to providing more screening between
the building addition and adjacent residential properties to the east.

MOTION: Motion by Haagsma, support by Waayenberg to approve the request
with the following conditions:

1. There shall be evergreen trees provided on the rear (east) side of
the property and staff can review and approve the additional
landscaping administratively. The maples on the eastern portion
of the site must remain.

2. The light fixtures shall be compliant with the footcandle
requirements as outlined in the zoning ordinance, and the lighting
fixtures shall face downward.

3. Secure all Township department and outside agency approvals:

a. Township Engineer/BGUA.
b. Fire Department.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg
NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

3. Items Not Requiring a Public Hearing
a. Rezoning of C-2 Zoned Properties — Rezoning from C-2 to C-1
Consideration of amendments to the Gaines Charter Township Zoning Map regarding

certain General Commercial (C-2) zoned and partially zoned properties.

MOTION: Motion by Waayenberg, support by Thomas to take the item off the

table.
DISCUSSION: None
AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg
NAYS: None

ABSTAIN: None
DECISION: Motion carried (5-0).
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Planner Wells gave an overview of the request. Two parcels were removed from the list
since the packets were distributed, and the proposed ordinance has been changed to
reflect these changes. There are twenty-seven parcels total under the current proposal
to be rezoned.

MOTION: Motion by Haagsma, support by Thomas to recommend approval to the
Township Board of Trustees for the rezoning of the properties as
presented in the updated draft ordinance.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg

NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

b. Zoning Ordinance Text Amendment — R-3 / R-4 Zoning Districts
Zoning text amendment proposal to repeal Chapter 7 of the Gaines Charter Township
Zoning Ordinance and replace it with a new Chapter 7.

MOTION: Motion by Waayenberg, support by Wiersema to take the item off the

table.
DISCUSSION: None
AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg
NAYS: None

ABSTAIN: None
DECISION: Motion carried (5-0).

Planner Wells gave an overview of the zoning ordinance text amendment.

MOTION: Motion by Haagsma, support by Waayenberg to table the item
due to emergency weather.

DISCUSSION: None

AYES: Haagsma, Thomas, Giarmo, Wiersema, Waayenberg

NAYS: None

ABSTAIN: None

DECISION: Motion carried (5-0).

VII. General Discussion

None.
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VIll. Adjournment

Motion by Haagsma, support by Thomas to adjourn the meeting at 8:48 PM.

CERTIFICATION

| hereby certify that the above is a true copy of the minutes from the August 24, 2023,
Planning Commission Meeting of the Gaines Charter Township Planning Commission held at the
time and place mentioned above pursuant to the required statutory procedures.

Respectfully submitted,

Lani Thomas,
Secretary,
Gaines Charter Township
Planning Commission
Dated: ,2023
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Gaines Charter Township

Planning Commission Memo

Meeting Date: September 28", 2023

AGENDA ITEM: VI.1.a PROPERTY ZONING DISTRICT: Residential (RL-

10
PROPOSED REQUEST: Special Use Permit )

. PROPERTY SIZE: 6.73 Acres
ADDRESS: 990 Windrow St. SE

REPORT BY: Natalie Davenport, Assistant
Planner; Dan Wells, Community Development

FILE NUMBER: 230823CP Director

PARCEL NUMBER: 41-22-08-151-032

APPLICANT: Chris & Renae Port
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Planning Commission Memo Meeting Date: September 28", 2023

OVERVIEW

The applicant is requesting a Special Use Permit to allow for a 792 square foot (S.F.) building addition to
an existing accessory building, for a total of 1,752 square feet of residential accessory buildings on the
property. The property is located in the Residential (RL-10) zoning district of the township, which limits
accessory building size up to 1.5% of the property, or 1,200 S.F., whichever is less.

The existing accessory building on the parcel was approved via a Special Use Permit in 1988 (Special Use
Permit #88-24; File No. 881004RW). The existing accessory building is considered lawful nonconforming
to the Gaines Charter Township Zoning Ordinance regarding its height. The existing building is fine to
remain as is, but the building addition is required to conform to the current zoning regulations per
Section 21.3 (B):

Lawful nonconforming structures may be altered so long that any alteration meets the
requirements of the zoning district where it is located or makes the structure more conforming.

The applicant has scaled down the building addition to meet the height requirements as outlined under
the current zoning ordinance as outlined under Standard 20.2 (D)(4)(B).

Surrounding zoning:

NORTH: Residential (RL-10)

WEST: Residential (RL-10) SUBJECT PARCEL EAST: Residential (RL-10)

SOUTH: Residential (RL-10)

STANDARDS OF REVIEW

The request has been reviewed using the applicable review standards of Section 19.8 “General
Standards for All Special Land Uses” and the specific standards of Section 20.2 (A) “Accessory Buildings —
Standards for Increasing Maximum Floor Area”.

Section 19.8 General Standards for All Special Land Uses

The Planning Commission shall review the particular circumstances and facts of each proposed special use
and in addition to the specific standards of consideration stated for each special use type within this
Ordinance, and shall be guided in rendering a decision by the following general standards:

A. The proposed special use shall be sufficiently designed to maintain adequate provision for the
protection of the health, safety, conveniences, and social and economic welfare of those who will
use the special use, residents and landowners adjacent to the special use, and the community as
a whole.

Meets standard. The proposed accessory building will be utilized for residential storage
purposes and a hobby room. As proposed, the use and character of the building will not hinder
the health, safety, or economic welfare of surrounding properties.
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B. The proposed special use shall be consistent with the intent of this Ordinance and the intent of
the Master Plan.

Meets standard. The 2023 Future Land Use Map designates this parcel as Suburban Residential.
The applicant’s request for an accessory building ancillary to primary residential use is
consistent with Master Plan’s guidance for Suburban Residential and is provided for by the
ordinance subject to certain standards being met.

If it is determined that the proposed accessory building is consistent with the standards of
Section 20.2 (D), consistency with the Township’s Ordinances and Master Plan shall be met.

C. The special use shall not create or substantially add to traffic hazards in the area.

Meets standard. The proposed building addition is not expected to result in more traffic or to
alter existing traffic patterns along Windrow Street or Eastern Avenue.

D. Public services and facilities such as roads, police and fire protection, drainage structures, water and
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load
capacities are not exceeded.

Meets standard. This area of the township is serviced by water and sewer utilities, however,
impacts on these facilities are not anticipated. Further, as a building to be used for personal
storage, the proposed accessory building is not expected to impact or impair public services and
facilities such as roads, police and fire protection, drainage structures, or schools.

E. The proposed special use shall not set precedents for development which could adversely affect the
long-term plans or policies of the Township.

Meets standard. Several of the surrounding properties have accessory buildings with a total
combined square footage similar in size to the proposed.

If the Planning Commission determines that the proposed accessory building meets the standards
of Section 20.2 (D), the proposed special use will not set precedents for development that adversely
impact the long-term plans or policies of the Township.

F. The proposed special use shall not have significant adverse environmental, ecological or natural
resource impacts.

Meets standard. The accessory building is not anticipated to have any impact on the environment
and natural resources.

G. The proposed special use shall not have significant adverse impacts upon adjoining properties or
uses.

Meets standard. The proposed accessory building addition will be buffered by the existing tree
lines to the east and south.
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Section 20.2(D).4: Accessory Buildings — Standards for Increasing Maximum Floor Area

In considering a special use permit for an accessory building exceeding the maximum floor area, the
Planning Commission shall consider the standards stated in Chapter 19 and the following additional
standards:

A. The intended use for the Building.

Meets standard, condition recommended. The proposed accessory building will be used for residential
storage purposes and a hobby room and will be ancillary to a primary residential use. Staff is
recommending a condition of approval that the accessory building cannot be used for commercial
purposes.

B. The size, proposed location, type and kind of construction and general architectural character of the
Building.

Regulation Required Setback Proposed

Distance from Primary Building 10 Feet Ca. 48 Feet

Front Yard Setback N/A N/A

Side Yard Setback 8 Feet 8 Feet

Rear Yard Setback 3 Feet 91.9 Feet

Maximum Building Height 16 Feet Ca.. 13 .Feet at
Midpoint

Meets standard, condition recommended. The proposed accessory building addition complies with the
required setback distances and height requirements as outlined in the zoning ordinance. The applicant
has scaled down the building to be compliant with the current height requirements. If the building were
expanded at its existing height, it would be expanding a nonconforming structure and thus not permitted
under the zoning ordinance.

One thing to note is that there is an extended roofline for wood storage on the side of the building (see
“Right Elevation” drawing in packet). Staff has confirmed with the applicant that this extended roof line is
on the west side of the building and will therefore not encroach on the eight (8) foot required setback to
the eastern side property line.

The elevation drawings indicate that the building addition will match the existing structure. Staff is
recommending a condition of approval that the accessory building addition match the existing accessory
building on the site in terms of materials and color.

C. The type and kind of principal and Accessory Buildings and Structures located on properties in the
same neighborhood.

Meets standard. Several of the surrounding properties have accessory buildings with a total combined
square footage similar in size to the proposed, particularly the larger parcels off Eastern Avenue
between 68" Street and 76™ Street.

D. Whether the Building will affect the light and air circulation or views of any adjoining properties.
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Meets standard. The proposed building is not anticipated to affect light or air circulation on
surrounding properties.

E. The reason why the applicant has requested an Accessory Building in excess of the maximum floor area.

Meets standard, condition recommended. The applicant requires additional square footage for
residential storage and a hobby room. Staff is recommending a condition of approval that the accessory
building cannot be used for commercial purposes.

F. The extent the Building absorbs required yards and other open spaces.

Meets standard. The subject parcel is just under seven (7) acres in area. The total requested square
footage of accessory building coverage is less than 0.6% of the total lot size.

STAFF RECOMMENDATION
Staff recommends approval of the Special Use Permit with the following conditions of approval:

1. The accessory building addition shall be architecturally similar to and the same color as the
existing accessory building on the site.
2. The accessory building shall not be utilized for commercial use.
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Special Use Permit Application

Project Address q@i O W IV\L" row S?{‘ {DE
Owner Name C-\’W'I"J “. Reﬂﬂe POY“"

Owner Address |Street Address ) ) . | City, State, Zip :
940 windysw St SE GR. M1 44568
Parcel Number(s): |41-22- 3§ - i5|- 32 41-22-

Description of " - : La - ‘ L .
Proposed hddimm o -E\Llshﬂﬂ unattached f)a\ffljd , outbu ldlng.
Project/Use

Applicant/Contact . . "
i Chris ¢ Renape Port
Applicant/Contact {Street Address (City, State, Zip
Add
il same as above
Contact Info Home / Office / Cell . E-Mail , »
Ol - 309-4935) twindivie @ qmail. com

“I” hereby certify fo the correctness and knowledge of the information submitted and hereby agree to compl)\/d with the terms and requirements
of all applicable Township ordinances. [ also grant Township staff permission to enter onto the subject property in review of this application.

I4
Signature @Ww b) [

Please compl‘ete the appropriate Worksheet as part of your application packet (see Staff for more information) for:
Planning Commission, Zoning Board of Appeals requests, Land Djvisions, Combinations or Lot Line Adjustments.

Township Use Only

Current Zoning District:  RL-14 RL-10 R3 R4 C-1 Cc-2 O-s -1 -2 PUD AR A-B
Soniest W Al Zoning Board of Appeals (| Planning Commissi O | Land Combinati O
Constuction O oning Board of App ing Commission and Combination
Site Plan Review O Rezoning / PUD Rezoning (J - | PUD Amendment O Land Division O
Subdivision / Site Condo Review () Special Use Permit O Lot Line Adjustment O
Other:

Approved O Appfoved with Conditions (O Denied O Withdrawn .
Zoning Administrator: Date:




Special Use Permit Application & Review Standards

File No.

Special Use Permit Applicant Worksheet

Special Land Use review and approval is required for certain uses of land that have increased potential
to impact adjacent properties and the neighborhood. The Special Land Use application and review
procedure is therefore intended to ensure that the proposed use will be designed, operated, maintained
and managed in a way that will be compatible with neighboring properties and will not be detrimental
to the Township or its surroundings. The application process includes public notice of the proposed
use and a public hearing before the Planning Commission. Conditions of approval may be required by
the Planning Commission to lesson or mitigate potentially adverse effects of the use.

Please indicate request type and the applicable Section(s) of the zoning ordinance.
Leave blank if uncertain.

W Residential Special Use

_Y__Accessory Building Section(s) Addihth o evishng shrvctve
____Other Section(s) ~

0 Commercial / Industrial Special Use * Section(s)

0 Wireless Communication Facility * Section(s)

0 Signs/Billboard Section(s)

*  Please check with the Planning and Zoning Department staff to determine additional applicable
Site Plan Approval requirements.

General Standards for All Special Land Uses
(Section 19.8)

In addition to utilizing the Zoning District standards and the site plan review standards of
Section 25.6, “The Planning Commission shall review the particular circumstances and facts of each
proposed special use and in addition to the specific standards of consideration stated for each special
use type within this Ordinance, shall be guided in rendering a decision by the following general
standards:

a. The proposed special use shall be sufficiently designed to maintain adequate provision for the
protection of the health, safety, conveniences, and social and economic welfare of those who will
use the special use, residents and landowners adjacent to the special use, and the community as a
whole.

b. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the
Master Plan.

c. The special use shall not create or substantially add to traffic hazards in the area.

Public services and facilities such as roads, police and fire protection, drainage structures, water and
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load
capacities are not exceeded.

e. The proposed special use shall not set precedents for development which could adversely affect the
long term plans or policies of the Township.

. The proposed special use shall not have significant adverse environmental, ecological or natural
resource impacts.

g. The proposed special use shall not have significant adverse impacts upon adjoining properties or
uses.”

SLU Application & Review Standards
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Special Use Permit Application & Review Standards

Applicant Response to
General Standards of Review

Special Land Uses are those that have been identified as uses requiring special consideration based
upon their potential effect on the adjacent area. Special regulation of these uses is necessary to protect
and preserve the quality of the Township's residential and commercial neighborhoods and not all
locations are appropriate for all special uses. The proposed location, the site design and layout of the
use, the size and magnitude of the use and hours of operation may all be important considerations.

1. How much traffic, what kind of traffic and at what times of the day and or week will traffic be
generated by the proposed use.

there will ner be ang addthovidl ywyafhy due fo this addifiov,
e ens will shvll (emain fisvn pur drivewiay and 14 pin y feor
addi 011a| stovan s, . !

2. Will the use or activity generate any noise, dust, odor, light or other emissions? If so what type
and how frequently. -

No addihonal anse, dust, eder, lqinf, et will be created

3. In addition to the above, describe any other the activities or characteristics associated with the
building(s) and use and what measures will be taken in the location design, and operation of the
use to keep the use, building or activity in harmony with neighboring properties and avoid the
imposition of adverse impacts on them and the community.

Teve will not Pe any adverse impdds on anyme dug o
tnis addithen, Tne 'sole purppsd s fer addineval sforgz
and Ll&biaﬁ Room ' -

4. Describe how the proposed special use will avoid the creation of adverse environmental,
ecological or natural resource impacts.

e N2 OAALILN 16 0N For addinh bndl Stovade and o
HOppu Lo6vyW,  Thece wall Pt Pe ﬁm\ manuea ¥ the envivmnmreiat
or oty Aas per te due v thie \9V?9 \Cd“

SLU Application & Review Standards
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Special Use Permit Application & Review Standards

Site Plan.

Please submit a reproducible site plan, or sketch plan. The plan must be drafted to an
accurate minimum scale of 1 inch to 50 feet. If the drawing has not been professionally
prepared and sealed, a certified legal survey of the property shall be required in order to verify
the accuracy of the site plan. If the site plan is not to scale or it is lacking accuracy and detail,
the application will be rejected.

The following checklist itemizes the minimum requirements, as applicable, for a site plan that is
submitted with a special land use application. If the Planning and Zoning Department
determines that more information and project detail is required you may be directed to provide
additional information as outlined in Chapter 25 of the Gaines Charter Township Zoning
Ordinance.

Name of applicant.

Owner or owners, if different than the applicant.

Name and address of the development

North arrow, scale and date.

Lot dimensions.

Legal description for the property.

Zoning of the site and adjacent properties

The location and setback of all buildings, signs and structures from property lines and
street right-of-way lines.

The height and dimensions of all buildings, structures,

Depiction of all freestanding and wall signs.

Outside storage areas, with a description of the materials or equipment to be stored.
Dumpsters, dumpster screening.

Vegetation, fences, walls, buffers or other screening methods.

Easements (access, utility, service road, and all other

Outdoor lighting fixtures

Driveways,/ streets/ private roads clearly labeled.

Parking, loading areas, and circulation areas (show surface material, dimensions and
layouts of parking spaces and direction size of travel of lanes, aisles, and driveways).
Sidewalks, trails, and walkways as applicable.

Site drainage patterns, and proposed grading.

Natural features (tree lines, wooded areas, streams, ponds, drainage ditches, wetlands.

O0000E K

00000000 o

000

Building Elevations.

O Building elevation drawings or pictures and a description of the materials and colors to
be used on the building(s).

SLU Application & Review Standards
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BOUNDARY SURVEY

SITE: 990 Windrow St SE
Grand Rapids, Mi 49508

CLIENT: Renae Port
990 Windrow St SE
Grand Rapids, Mi 49508

Legal Description: 20070813—0080110 (PARCEL A)

The West 1/2 of the South 15 acres of the Southwest 1/4 of the Northwest 1/4, except the
North 80 feet of the West 260 feet and except the South 245 feet and except the South 150
feet of the West 260 feet of the remainder, also the East 1/2 of the South 15 acres of the
Southwest 1/4 of the Northwest 1/4, except the South 245 feet and except the East 180 feet
of the remainder, Section 8, Town 5 North, Range 11 West, Gaines Township, Kent County,

Michigan.
Leqgal Description: 20120316—0023306 (PARCEL B)

The North 80 feet of the South 245 feet of the Southwest 1/4 of the Northwest 1/4, Except
the West 260 feet thereof and Except the East 180 feet thereof, Section 8, Town 5 North,

Range 11 Westl.

Legal Description: Easement not included with
Deed( L:3494, P: 470)

SUBJECT TO AND TOGETHER WITH AN
EASEMENT FOR INGRESS AND EGRESS AND
UTILITIES DESCRIBED AS: THAT PART OF THE
NW 1/4, SECTION 8, T5N, R11W, GAINES
TOWNSHIP, KENT COUNTY, MICHIGAN,
DESCRIBED AS: COMMENCING AT THE W 1/4

DETAIL/

/

RN

WINDROW ST ~

FO//ND NAIL
AT RADEUS POINT7\/7

CORNER OF SECTION 8; THENCE S89 DEGREES
55" 40°E 1326.68 FEET ALONG THE SOUTH
LINE OF SAID NW 1/4; THENCE NOO DEGREES
54°E 650.63 FEET ALONG THE WEST LINE OF
HOMESTEAD HILLS (PLAT) to THE PLACE OF
BEGINNING OF THE CENTERLINE OF A 66.00

\
\

66’ EASEMEN}\

FOOT WIDE STRIP OF LAND; THENCE S60 FOR INGRESS/EGRESS_| “__
DEGREES 18'W 35.0 FEET; THENCE S36 AND UTIL.

DEGREES 13'W 132.57 FEET; THENCE S67 (L: 3494, P:470)
DEGREES 08'W 80.0 FEET TO REFERENCE

POINT "A” AND THE PLACE OF ENDING OF THE

CENTER LINE OF SAID 66.00 FOOT WIDE STRIP

OF LAND. ALSO AN EASEMENT OVER A 60 COVERED CONC

FOOT RADIUS CIRCLE, THE CENTER OF WHICH PORCH

IS ABOVE DESCRIBED REFERENCE POINT "A’.". P . TS

)
i
N

co NG|
WALL 6.5'X8"

LEGEND
—— FENCE
O FOUND CORNER
@® SET CORNER

USING THE LEGAL DESCRIPTION
PROVIDED AND SHOULD BE
COMPARED WITH THE TITLE
WORK FOR ANY ERRORS,
DISCREPENCIES OR EASEMENTS
OF RECORD.

SCHUTTER SURVEYING PLLC
7081 CHERRY VALLEY AVE. SE
CALEDONIA MI, 49316

PER G

3" REAR SETBACK
PER GAINES TOWN
RL-10

CARAGE
30'X32

164.5'
THIS SURVEY WAS COMPLETED g

SIDE SETBACK
AINES TOWNSHIP—"]
RL—10 REQ.

616—-570—-4443

LINE 91

SHIP
REQ. | .

\5

.

60,9’\
\

-

L

GARAGE
30'X32'

ASPHALT
MAY BE
ENCROACHING

> .
g Agdirhon

L_ will eniy 40

sr'rwﬂm back
Jr"rvmwehnﬁ
g

24 x 3¢

H

DDARCNTW s

N
S

SchutterSurveying.com

PROJECT NO: 23001
DATE: January 6, 2023

5-11-8

PROPERTY

LINE

C



BOUNDARY SURVEY

Possible encroachments exist along the

| West line for fencing. Also, asphalt along (}G 70 p

the East line by 2.5 feet

CLIENT: Renae Port SITE: 990 Windrow St SE
NW COR 990 Windrow St SE Grand Rapids, Mi 49508 P .
¢ SECTION 8 Grand Rapids, Mi 49508 /s
<>~ TSN, R11W Legal Description: see page 2 —— e
P Ny
30
N. LINE, S 15 A, SW 1/4, NW 1/4 WINDROW-ST =330
N 89°'58'46" E T
N 0\ ¢6 ) 886.83' 66" EASEMENT \ ...
2 *c, SR @ (S : 600" / |
= @. olf FOR INGRESS/EGRESS } N
N M esEuE® E o3 N AND UTIL. NG
: -l 4 . (L: 3494, P:470) N =
260.03 s FENCE 1.6 EAST N / SEE HOUSE &S -
S 895840 W —"fVOF Sue DETALL, oFeS &
» 260,03 I \ PARCEL A oTe My
815\ oo g8 2
Q| \N 0047'28" E - . Ng s
J4 17.42 N .3 1500 SCALE 1"=100 N Ny
! g‘\\ ® 18 a G EN
2 o5 ot g|& , z
= oty = = |
> 6‘\ NN
< 1% N <
= m EIENEIEN Eo.s’ WEST 1 &
[ ZGO‘O‘ BO.OY PARCEL B
—=—33" ROW
| l S 89°58'46" W
¢ 886.75’
Note:

245.0’ Qg'\\o\\

Paul E. Schutter P.S.
License # 52453

S. LINE, SW 1/4, NW 1/4

L, Paul E. Schutter, a Professional Surveyor in the State of Michigan,

SCHUTTER SURVEYING
7081 CHERRY VALLEY
CALEDONIA MI, 49316
616—-570—4443

SchutterSurveying.com

PLLC
hereby certify that I have surveyed the land described and that said land

PROJECT NO: 23001
DATE: January 6, 2023

AVE, 3E THIS SURVEY WAS COMPLETED USING THE is a true representation of the survey performed showing all visible
LEGAL DESCRIPTION PROVIDED AND LEGEND improvements.. The survey was performed with a field closure of 1' in
SHOULD BE COMPARED WITH THE TITLE o— FENCE ' 5000' or greater. All dimensions are in feet and decimals thereof.
5_11-8 WORK FOR ANY ERRORS, DISCREPENCIES O FOUND CORNER Bearings are assumed.
OR EASEMENTS OF RECORD. ® SET CORNER
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DRAWN BY:
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MARCH 10, 2023
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5’\_/ 6" BATT INSULATION
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0
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Gaines Charter Township

Planning Commission Memo

Meeting Date: September 28", 2023

AGENDA ITEM: VI.1.b APPLICANT: Todd Rorie, Set Apart Building &
. . Construction LLC, on Behalf of Greg Kaiser
PROPOSED REQUEST: Special Use Permit
PROPERTY ZONING DISTRICT:

. th
ADDRESS: 2688 1007 Street SE Agricultural/Agri-Business (A-B)
PARCEL NUMBER: 41-22-34-100-010 PROPERTY SIZE: 40 Acres
FILENUMBER: 230821TR REPORT BY: Natalie Davenport, Assistant
Planner
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Planning Commission Memo

OVERVIEW

Meeting Date: September 28", 2023

The applicant is requesting a Special Use Permit to allow for a 1,200-square-foot (S.F.) addition to an
existing 1,600 S.F. accessory building, for a total of 2,800 S.F. of residential accessory buildings on the

property.

Based on the zoning ordinance, the property is limited to 2,400 S.F. of accessory buildings, or 3% of the

lot size, which ever is less.

The proposed accessory building addition will be used primarily for residential storage use, specifically

for trailer and hay storage for a horse being kept on the property.

Surrounding zoning:

NORTH: Agricultural/Agri-
Business (A-B)

WEST: Agricultural/Agri-Business
(A-B)

SUBJECT PARCEL

EAST: Agricultural/Agri-Business (A-B)

STANDARDS OF REVIEW

SOUTH: Agricultural/Agri-
Business (A-B)

The request has been reviewed using the applicable review standards of Section 19.8 “General
Standards for All Special Land Uses” and the specific standards of Section 20.2 (A) “Accessory Buildings —
Standards for Increasing Maximum Floor Area”.

Section 19.8 General Standards for All Special Land Uses
The Planning Commission shall review the particular circumstances and facts of each proposed special use
and in addition to the specific standards of consideration stated for each special use type within this
Ordinance, and shall be guided in rendering a decision by the following general standards:

A. The proposed special use shall be sufficiently designed to maintain adequate provision for the
protection of the health, safety, conveniences, and social and economic welfare of those who will use
the special use, residents and landowners adjacent to the special use, and the community as a

whole.

Meets standard. The proposed accessory building will be used for residential storage purposes. As
proposed, the use and character of the building will not hinder the health, safety, or economic welfare

of surrounding properties.

B. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the

Master Plan.

Meets standard. The 2023 Future Land Use Plan designates this parcel as rural. A request for a
detached accessory building is consistent with the Master Plan’s guidance for rural residential
properties and is provided for by the Zoning Ordinance subject to certain standards being met.

Page 2 of 5




Planning Commission Memo Meeting Date: September 28", 2023

If it is determined that the proposed accessory building is consistent with the standards of Section
20.2 (D), then consistency with the zoning ordinance will be achieved.

C. The special use shall not create or substantially add to traffic hazards in the area.

Meets standard. Per the applicant, the proposed accessory building will be used for the storage of
trailers and hay. As an accessory building to be utilized for residential storage, the building will not alter
traffic patterns in the area.

D. Public services and facilities such as roads, police and fire protection, drainage structures, water and
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load
capacities are not exceeded.

Meets standard. As a residential accessory building addition, staff does not anticipate any impacts on
roads, police and fire protection, drainage structures, water or sewage facilities, or schools.

E. The proposed special use shall not set precedents for development which could adversely affect the long-
term plans or policies of the Township.

Meets standard. Accessory buildings of this scale are common in rural areas of the township; most
surrounding lots have large accessory buildings.

For instance, an accessory building approximately 5,000 S.F. in size was approved on the north side of
100™ Street in 2022 via a special use permit. Similarly, the adjacent property to the west was approved
for a 4,320 S.F. accessory building in April of 2023.

If the Planning Commission determines that the proposed accessory building meets the standards of
Section 20.2 (D), the proposed special use will not set precedents for development that adversely
impact the long-term plans or policies of the Township.

F. The proposed special use shall not have significant adverse environmental, ecological or natural
resource impacts.

Meets standard. The accessory building is not anticipated to have any impact on the environment and
natural resources.

G. The proposed special use shall not have significant adverse impacts upon adjoining properties or
uses.

Meets standard. The proposed accessory building addition will be located in the rear yard and the
minimum setback distance requirements are met. Although the building addition will be located on
the northern portion of the parcel and will be clearly visible from 100" Street and adjoining
properties, staff does not believe that there will be significant adverse impacts.

Section 20.2(D).4: Accessory Buildings — Standards for Increasing Maximum Floor Area

In considering a special use permit for an accessory building exceeding the maximum floor area, the
Planning Commission shall consider the standards stated in Chapter 19 and the following additional
standards:

Page 3 of 5



Planning Commission Memo Meeting Date: September 28", 2023

A. The intended use for the Building.

Meets standard. The proposed accessory building will be used for residential storage purposes and will
be ancillary to a primary residential use.

B. The size, proposed location, type and kind of construction and general architectural character of the
Building.

Regulation Required Setback Proposed

Distance from Primary Building 10 Feet Ca. 130 Feet
Front Yard Setback 60 Feet with Type | N/A
| Buffer
. 189 Feet (West)
Side Yard Setback 20 Feet 91 Feet (East)
Rear Yard Setback 3 Feet 2,640 Feet
Maximum Building Height 20 Feet 19.3 Fget at
Midpoint

Meets standard. The setback and height requirements for the building have been meet. For gable
roofs, height is measured at the midpoint between the eave and the peak. The sidewalls are proposed
at 16’ with a 4/12 truss pitch; the midpoint of the roof is approximately 19.3 Feet. The addition will be
structurally attached to the existing building, thus not requiring a 10-foot separation distance between
the two.

The building addition will be of pole barn construction with steel siding. It is unclear what the color of
the building addition will be. Staff is recommending a condition of approval that the building be
architecturally similar and the same color as the existing accessory building on the site.

C. The type and kind of principal and Accessory Buildings and Structures located on properties in the
same neighborhood.

Meets standard. There are several accessory buildings similar in size to the proposed building
located in the surrounding neighborhood. As stated under Standard 19.8 (E) above, the Planning
Commission approved an accessory building of approximately 5,000 S.F. in size on the north side of
100%™ Street in 2022, and the adjacent property to the west was approved for a 4,320 S.F. accessory
building in April of 2023.

D. Whether the Building will affect the light and air circulation or views of any adjoining properties.

Meets standard. The proposed building is not anticipated to affect light or air circulation on
surrounding properties.

E. The reason why the applicant has requested an Accessory Building in excess of the maximum floor area.

Meets standard. The applicant requires additional square footage for residential storage purposes. The
accessory building will not be utilized for commercial purposes.
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Planning Commission Memo Meeting Date: September 28", 2023

F. The extent the Building absorbs required yards and other open spaces.

Meets standard. The total requested square footage of accessory building coverage is less than 0.2% of
the total lot size.

STAFF RECOMMENDATION
Staff recommends approval of the Special Use Permit with the following condition of approval:

1. The accessory building addition shall be architecturally similar to and the same color as the
existing accessory building on the site.
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Special Use Permit Application

Project Address

ABE (00¥ Hreedr SE Caleclonia ML 4931l

Owner Name

GY‘C"\ KC\I S¢/

sneetAddrgss OO J.'ﬂ 5}{6@’ SE ‘(m A M {

Owner Address

Y931y

Parcel Number(s): | 41-22- 41-22-

Description of
Proposed
Project/Use

R) d'*’\b A Poic BWY\ O U~ bu\«{oﬂzng
20 XH0O

Applicant/Contact —l—(‘)O(d Roﬁt - ‘50_3_ Am[,(_ 60\(’0{/46\ +— Cdﬁvs—fuc)-/d\f\ )_LL-

Applicant/Contact [Street Address b State:
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“I” hereby cemfy to the correctness and knowledge of the information submitted and hereby agree to com;’/y with the terms and requirements
of all applicable Township ordinances. | also grant Township staff permission to enter onto the subject property in review of this application.

H N

Signature

Please complete the appro\f)riate Worksheet as part of your application packet (see Staff for more information) for:
Planning Commission, Zoning Board of Appeals requests, Land Divisions, Combinations or Lot Line Adjustments.

Township Use Only
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Site Plan Review O Rezoning / PUD Rezoning (O PUD Amendment a Land Division
Subdivision / Site Condo Review (O Special Use Permit a Lot Line Adjustment
Other:

Approved O Approved with Conditions (3 Denied O Withdrawn
Zoning Administrator: Date:




Special Use Permit Application & Review Standards

File No.

Special Use Permit Applicant Worksheet

Special Land Use review and approval is required for certain uses of land that have increased potential
to impact adjacent properties and the neighborhood. The Special Land Use application and review
procedure is therefore intended to ensure that the proposed use will be designed, operated, maintained
and managed in a way that will be compatible with neighboring properties and will not be detrimental
to the Township or its surroundings. The application process includes public notice of the proposed
use and a public hearing before the Planning Commission. Conditions of approval may be required by
the Planning Commission to lesson .or mitigate potentially adverse effects of the use.

Please indicate request type and the applicable Section(s) of the zoning ordinance.
Leave blank if uncertain.

& Residential Special Use

Accessory Building Section(s)

- Other Section(s)

@ Commercial / Industrial Special Use * Section(s)
a Wireless Communication Facility * Section(s)
QO Signs/Billboard Section(s)

*  Please check with the Planning and Zoning Department staff to determine additional applicable
Site Plan Approval requirements.

General Standards for All Special Land Uses
(Section 19.8) ‘

In addition to utilizing the Zoning District standards and the site plan review standards of
Section 25.6, “The Planning Commission shall review the particular circumstances and facts of each
proposed special use and in addition to the specific standards of consideration stated for each special
use type within this Ordinance, shall be guided in rendering a decision by the following general
standards:

a. The proposed special use shall be sufficiently designed to maintain adequate provision for the
protection of the health, safety, conveniences, and social and economic welfare of those who will
use the special use, residents and landowners adjacent to the special use, and the community as a
whole.

b. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the
Master Plan.

c. The special use shall not create or substantially add to traffic hazards in the area.

Public services and facilities such as roads, police and fire protection, drainage structures, water and
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load
capacities are not exceeded.

e. The proposed special use shall not set precedents for development which could adversely affect the
long term plans or policies of the Township.

f. The proposed special use shall not have significant adverse environmental, ecological or natural
resource impacts.

g. The proposed special use shall not have significant adverse impacts upon adjoining properties or
uses.”

SLU Application & Review Standards
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"ON 94




Special Use Permit Application & Review Standards

Applicant Response to
General Standards of Review

Special Land Uses are those that have been identified as uses requiring special consideration based
upon their potential effect on the adjacent area. Special regulation of these uses is necessary to protect
and preserve the quality of the Township’s residential and commercial neighborhoods and not all
locations are appropriate for all special uses. The proposed location, the site design and layout of the
use, the size and magnitude of the use and hours of operation may all be important considerations.

1. How much traffic, what kind of traffic and at what times of the day and or week will traffic be
generated by the proposed use.

Fersonal use davwdine AN LIPS '761m—~°1=0m
Proposed use Traller + Haw Storvee =87 Horoe

2. Will the use or activity generate any noise, dust, odor, light or other emissions? If so what type
and how frequently.

Naoane — Barn ﬁ%roc%c

3. In addition to the above, describe any other the activities or characteristics associated with the
building(s) and use and what measures will be taken in the location design, and operation of the
use to keep the use, building or activity in harmony with neighboring properties and avoid the
imposition of adverse impacts on them and the community.

mf, Sk Boacks g Fre Do ore lau-O\{_ Al oFeance S
A M-—J\ nma\r\bal‘s.

4. Describe how the proposed special use will avoid the creation of adverse environmental,
ecological or natural resource impacts.

NS 15 a_ SNarndard 30 XHO fole barr, whicn
Uil nafe. g eénvirdnmen ol :mboch-

SLU Application & Review Standards
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Special Use Permit Application & Review Standards

Site Plan.

Please submit a reproducible site plan, or sketch plan. The plan must be drafted to an
accurate minimum scale of 1 inch to 50 feet. If the drawing has not been professionally
prepared and sealed, a certified legal survey of the property shall be required in order to verify
the accuracy of the site plan. If the site plan is not to scale or it is lacking accuracy and detalil,
the application will be rejected.

The following checklist itemizes the minimum requirements, as applicable, for a site plan that is
submitted with a special land use application. If the Planning and Zoning Department
determines that more information and project detail is required you may be directed to provide
additional information as outlined in Chapter 25 of the Gaines Charter Township Zoning
Ordinance.

Name of applicant.

Owner or owners, if different than the applicant.

Name and address of the development

North arrow, scale and date
‘Lot dimensions. :

Legal description for the property.

Zoning of the site and adjacent properties

The location and setback of all buildings, signs and structures from property lines and
street right-of-way lines.

The height and dimensions of all buildings, structures,

Depiction of all freestanding and wall signs.

Outside storage areas, with a description of the materials or equipment to be stored.
Dumpsters, dumpster screening.

Vegetation, fences, walls, buffers or other screening methods.

Easements (access, utility, service road, and all other

Outdoor lighting fixtures

Driveways,/ streets/ private roads clearly labeled. .
Parking, loading areas, and circulation areas (show surface material, dimensions and
layouts of parking spaces and direction size of travel of lanes, aisles, and driveways).
Sidewalks, trails, and walkways as applicable.

Site drainage patterns, and proposed grading.
Q Natural features (tree lines, wooded areas, streams, ponds, drainage ditches, wetlands.

coooooO0dg

[ S I Iy R N I

OO

Building Elevations.

Q Building elevation drawings or pictures and a description of the materials and colors to
be used on the building(s).

SLU Application & Review Standards
Page 3 of 3



Street

PLCT PLAN
2688 100t Seet SE Caledonia MI 49316
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Lean-fo is 10" Wice - North o South & 40' Length - Eact o West

Totak: 1600 sqft

2540

Proposzz 30" X 40" Pole Barn
DIMBENSIONS

Polz Barn is 40" Wide - North o South

30’ Lzngth - East to West

Total: 1200 7.

L |
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NOTE: OWNER/CONTRACTOR IS RESPONSIBLE FOR
ADDING HORIZONTAL BLOCKING IN ENDFRAME FOR
STEEL PANEL FASTENING AT TIME OF CONSTRUCTION.

SHINGLE ROOF SYSTEM
FELT UNDERLAYMENT
ROOF SHEATHING
J
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40'-0" 4/12 PITCH ’

TRUSSES @ 2° O.C. /
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DROPPED HEEL COLUMN BLOCK EXTENSIONS
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20’ 20° N/A N/A N/A N/A /A N/A
22' 22’ N/A N/A N/A N/A N/A . N/A
2x4 GIRT SECURED TO FACE OF COLUMN g;l %i i, i, g, i, ((12))‘15 :;:
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NOTE.) NOT ALL THE DETAILS PROVIDED ON THIS MINI-PRINT PAGE MAY APPLY TO YOUR BUILDING.
PLEASE REFER TO YOUR HELPFUL HINTS FOR CONSTRUCTING POST FRAME BUILDINGS IF FURTHER INFORMATION IS REQUIRED.
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ORIGINAL PURCHASE PRICE FOR THESE PLANS. CONSEQUENTLY, BUILDER MUST CAREFULLY CHECK ALL
DETAILS AND INFORMATION IN THESE DRAWINGS INCLUDING DIMENSIONING, MATERIAL QUANTITIES AND
CURRENT AVAILABILITY OF PRODUCTS SPECIFIED. ANY ERRORS OR OMISSIONS FOUND SHOULD BE
REPORTED IMMEDIATELY TO MENARD INC. 4777 MENARD DRIVE EAU CLAIRE, W 54703

ADAPTATION & UTILIZATION OF THIS PLAN

THESE PLANS HAVE BEEN PROFESSIONALLY PREPARED TO CONFORM TO MOST GENERALLY
ACCEPTED CONSTRUCTION REQUIREMENTS THROUGHOUT NORTH AMERICA. HOWEVER, DUE TO

LOCAL CODES, REGULATIONS AND BUILDING PRACTICE:
iON. MAY NOT B

SITE CONDITI
CONSTRUC

S, THESE DRAWING.
UCTION OF THIS BUILDING IN ALL LOCALITIES. CONSE

S AND/OR BECAUSE OF SPECIFIC
E_SUITABLE OR LEGAL FOR USE IN THE
SEQUENTLY, THESE DRAWINGS

ARE NOT TO_BE USED AS A GUIDE FOR CONSTRUCTION UNLESS THE BUILDER HAS

CONFIRMED THEIR SUITABILITY OR

L THE DRAWINGS HAVE BEEN BROUGHT INTO

UNTI
CONFORMITY WITH ALL LOCAL REQUIREMENTS.
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Gaines Charter Township

Planning Commission Memo

Meeting Date: September 28", 2023

AGENDA ITEM: VI.1.c PROPERTY ZONING DISTRICT:

. . Agricultural/Rural-Residential (A-R)
PROPOSED REQUEST: Special Use Permit

. PROPERTY SIZE: 16.87 Acres
ADDRESS: 8735 East Paris Avenue SE

REPORT BY: Natalie Davenport, Assistant
Planner; Dan Wells, Community Development

FILE NUMBER: 230822BK Director

PARCEL NUMBER: 41-22-23-200-036

APPLICANT: Brian Koster
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OVERVIEW

The applicant is requesting a Special Use Permit to allow for the construction of a 3,120 square foot
(S.F.) accessory building, for a total of 5,616 square feet of residential accessory buildings on the
property. The existing accessory building square footage on the site totals 2,496 S.F. There is an existing
1,600 S.F. pole barn, two 295 S.F. lean-to’s, one 170 S.F. feed shed, one 56 S.F. chicken shed, and one 80
S.F. lean-to for weed/hay storage. The pig lean-to and stock trailer will be removed when the new
accessory building is constructed.

Accessory buildings are limited to a maximum of 2,400 S.F. or 3% of the lot size, whichever is less, in the
A-R zoning district. Anything in excess of the ordinance requirements requires Special Use Permit
approval by the Planning Commission.

The proposed accessory building will be used for feed storage and a permanent location for pigs being
kept on the property. Section 4.15 (C)(D) of the Gaines Charter Township Zoning Ordinance states:

C. Non-Household Animals; Permitted

1. In the A-B Zoning District and on parcels or lots of 3 acres or more in size in the A-R
Zoning District, the keeping of Non-Household animals for non-commercial purposes is
permitted, subject to the following requirements:

d. Any non-dwelling structure which acts as housing for a Non-Household
Animals must meet the requirements of “Section 20.2 — Accessory Buildings”.

Therefore, the accessory building regulations as outlined in Section 20.2(D)(4) of the zoning ordinance
are required to be met.

Surrounding zoning:

NORTH: Agricultural/Rural-
Residential (A-R)

WEST: Agricultural/Rural- SUBJECT PARCEL EAST: Agricultural/Agri-Business (A-B)
Residential (A-R)

SOUTH: Agricultural/Rural-
Residential (A-R)

STANDARDS OF REVIEW

The request has been reviewed using the applicable review standards of Section 19.8 “General
Standards for All Special Land Uses” and the specific standards of Section 20.2 (A) “Accessory Buildings —
Standards for Increasing Maximum Floor Area”.

Section 19.8 General Standards for All Special Land Uses

The Planning Commission shall review the particular circumstances and facts of each proposed special use
and in addition to the specific standards of consideration stated for each special use type within this
Ordinance, and shall be guided in rendering a decision by the following general standards:
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A. The proposed special use shall be sufficiently designed to maintain adequate provision for the
protection of the health, safety, conveniences, and social and economic welfare of those who will use the
special use, residents and landowners adjacent to the special use, and the community as a whole.

Meets standard. The proposed accessory building will be utilized for feed storage and housing for
livestock. As proposed, the use and character of the building are not anticipated to hinder the health,
safety, or economic welfare of surrounding properties.

B. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the
Master Plan.

Meets standard. The 2023 Future Land Use Map designates this parcel as Rural. The applicant’s
request for an accessory building ancillary to primary residential use is consistent with the Master
Plan’s guidance for Rural.

The request is provided for by the ordinance subject to certain standards being met. If it is
determined that the proposed accessory building is consistent with the standards of Section 20.2
(D)(4), consistency with the Township’s Ordinances and Master Plan shall be met.

C. The special use shall not create or substantially add to traffic hazards in the area.

Meets standard. The proposed accessory building will not create or substantially add to traffic hazards
in the area; the building will not be utilized for commercial use.

D. Public services and facilities such as roads, police and fire protection, drainage structures, water and
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load
capacities are not exceeded.

Meets standard. As a request for a residential accessory building, the proposed Special Use Permit is
not anticipated to impact or impair public services or facilities.

E. The proposed special use shall not set precedents for development which could adversely affect the long-
term plans or policies of the Township.

Meets standard. If the Planning Commission determines that the proposed accessory building meets
the standards of Section 20.2 (D)(4), the proposed special use will not set precedents for development
that adversely impact the long-term plans or policies of the Township.

F. The proposed special use shall not have significant adverse environmental, ecological or natural resource
impacts.

Meets standard. The proposed accessory building is not anticipated to impact the environment and/or
natural resources.

G. The proposed special use shall not have significant adverse impacts upon adjoining properties or uses.

Meets standard. Staff does not believe that the proposed accessory building will cause significant
adverse impacts to the neighbors.
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Section 20.2(D).4: Accessory Buildings — Standards for Increasing Maximum Floor Area

In considering a special use permit for an accessory building exceeding the maximum floor area, the
Planning Commission shall consider the standards stated in Chapter 19 and the following additional
standards:

A.

The intended use for the Building.

Meets standard. The building will be used for feed storage and livestock housing and is ancillary to a
primary residential use.

The size, proposed location, type and kind of construction and general architectural character of the
Building.

Regulation Required Setback Proposed

Distance from Primary Building 10 Feet Ca. 190 Feet
Front Yard Setback 60 Feet with Type | N/A

| Buffer
Side Yard Setback 20 Feet 331.3 Feet
Rear Yard Setback 3 Feet 526.1 Feet
Maximum Building Height 20 Feet 15.8 Feet

Meets standard. The setbacks and height of the proposed accessory building conform to the
development standards of the Agricultural/Agri-Business (A-B) zoning district.

The type and kind of principal and Accessory Buildings and Structures located on properties in the
same neighborhood.

Meets standard. Large accessory buildings are common in rural areas of the township, particularly
in the agricultural districts. For example, the property immediately south received approval of a
Special Use Permit in 2013 (File No. 130306PB) for a total of 5,440 S.F. of residential accessory
buildings on the property. Looking on REGIS, parcels in the surrounding neighborhood appear to
have accessory buildings similar in scale to what is being proposed.

Whether the Building will affect the light and air circulation or views of any adjoining properties.

Meets standard. The proposed building will be appropriately set back from the property lines. The
accessory building will likely be visible from neighboring properties, but no negative effects to light
and air circulation or views of adjoining properties are anticipated.

The reason why the applicant has requested an Accessory Building in excess of the maximum floor area.

Meets standard. The applicant is requesting accessory building square footage more than the
ordinance requirements for feed storage and livestock housing.

The extent the Building absorbs required yards and other open spaces.
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Meets standard. The total square footage of accessory buildings on the parcel is less than 0.8% of the
overall property size.

STAFF RECOMMENDATION

Staff recommends approval of the Special Use Permit as presented.
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Special Use Permit Application & Review Standards

File No.

Special Use Permit Applicant Worksheet

Special Land Use review and approval is required for certain uses of land that have increased potential
to impact adjacent properties and the neighborhood. The Special Land Use application and review
procedure is therefore intended to ensure that the proposed use will be designed, operated, maintained
and managed in a way that will be compatible with neighboring properties and will not be detrimental
to the Township or its surroundings. The application process includes public notice of the proposed
use and a public hearing before the Planning Commission. Conditions of approval may be required by
the Planning Commission to lesson or mitigate potentially adverse effects of the use.

Please indicate request type and the applicable Section(s) of the zoning ordinance.
Leave blank if uncertain.

@ Residential pecial Use

_v~ Accessory Building Section(s)

Other Section(s)

Q Commercial / Industrial Special Use * Section(s)
O Wireless Communication Facility * Section(s)
Q Signs/Billboard Section(s)

*

Please check with the Planning and Zoning Department staff to determine additional applicable
Site Plan Approval requirements.

General Standards for All Special Land Uses
(Section 19.8)

In addition to utilizing the Zoning District standards and the site plan review standards of
Section 25.6, “The Planning Commission shall review the particular circumstances and facts of each
proposed special use and in addition to the specific standards of consideration stated for each special
use type within this Ordinance, shall be guided in rendering a decision by the following general
standards:

a. The proposed special use shall be sufficiently designed to maintain adequate provision for the
protection of the health, safety, conveniences, and social and economic welfare of those who will
use the special use, residents and landowners adjacent to the special use, and the community as a
whole.

b. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the
Master Plan.

c. The special use shall not create or substantially add to traffic hazards in the area.

d. Public services and facilities such as roads, police and fire protection, drainage structures, water and
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load
capacities are not exceeded.

e. The proposed special use shall not set precedents for development which could adversely affect the
long term plans or policies of the Township.

f. The proposed special use shall not have significant adverse environmental, ecological or natural
resource impacts.

g. The proposed special use shall not have significant adverse impacts upon adjoining properties or
uses.”

SLU Application & Review Standards
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Special Use Permit Application & Review Standards

Applicant Response to
General Standards of Review

Special Land Uses are those that have been identified as uses requiring special consideration based
upon their potential effect on the adjacent area. Special regulation of these uses is necessary to protect
and preserve the quality of the Township’s residential and commercial neighborhoods and not all
locations are appropriate for all special uses. The proposed location, the site design and layout of the
use, the size and magnitude of the use and hours of operation may all be important considerations.

1. How much traffic, what kind of traffic and at what times of the day and or week will traffic be
generated by the proposed use.
oA E
2. Will the use or activity generate any noise, dust, odor, light or other emissions? If so what type

and how frequsﬁ;i.M
M{mx/ Aun, MI\«/ ﬂﬂé/:s a/“&y/ ,D/\é.ce,,,J‘ 2 ﬁ’vﬂeN»“
/V@“f/unq néw _gant e £ d*[(d

3. In addition to the above, describe any other the activities or characteristics associated with the
building(s) and use and what measures will be taken in the location design, and operation of the
use to keep the use, building or activity in harmony with neighboring properties and avoid the
imposition of adverse impacts on them and the community.

Gue property e guite Seclidod EM M/ne/.q%éws £ oS o A
/«nvw or Caré. Aémf ~an 4// 74‘%4/ 6‘1(») .

e m(/lﬁ.d{q bhaeva. He %'\n«w(s .J;v$+ /9a,é«wq Wé‘rﬁn Paa YoV &
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4. Describe how the proposed special use will avoid the creation of adverse environmental,
ecological or natural resource impacts.

/
/\/{//4

SLU Application & Review Standards
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Special Use Permit Application & Review Standards

Site Plan.

Please submit a reproducible site plan, or sketch plan. The plan must be drafted to an
accurate minimum scale of 1 inch to 50 feet. If the drawing has not been professionally
prepared and sealed, a certified legal survey of the property shall be required in order to verify
the accuracy of the site plan. If the site plan is not to scale or it is lacking accuracy and detail,
the application will be rejected.

The following checklist itemizes the minimum requirements, as applicable, for a site plan that is
submitted with a special land use application. If the Planning and Zoning Department
determines that more information and project detail is required you may be directed to provide
additional information as outlined in Chapter 25 of the Gaines Charter Township Zoning
Ordinance.

Name of applicant.

Owner or owners, if different than the applicant.

Name and address of the development

North arrow, scale and date

Lot dimensions.

Legal description for the property.

Zoning of the site and adjacent properties

The location and setback of all buildings, signs and structures from property lines and
street right-of-way lines.

The height and dimensions of all buildings, structures,

Depiction of all freestanding and wall signs.

Outside storage areas, with a description of the materials or equipment to be stored.
Dumpsters, dumpster screening.

Vegetation, fences, walls, buffers or other screening methods.

Easements (access, utility, service road, and all other

Outdoor lighting fixtures

Driveways,/ streets/ private roads clearly labeled.

Parking, loading areas, and circulation areas (show surface material, dimensions and
layouts of parking spaces and direction size of travel of lanes, aisles, and driveways).
Sidewalks, trails, and walkways as applicable.

Site drainage patterns, and proposed grading.

Natural features (tree lines, wooded areas, streams, ponds, drainage ditches, wetlands.

[ I I W W W A iy

| I N [ 0 I S Sy N W

0O0o0Oo

Building Elevations.

O Building elevation drawings or pictures and a description of the materials and colors to
be used on the building(s).

SLU Application & Review Standards
Page3 of 3
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Gaines Charter Township

Planning Commission Memo

Meeting Date: September 28", 2023

AGENDA ITEM: VI.2.a REPORT BY: Dan Wells, Community

. . Development Director
REQUEST: Amendment of Zoning Ordinance

Chapter 7: Medium and High-Density
Residential Zoning District

OVERVIEW

Staff has developed revisions to “Chapter 7: Medium and High-Density Residential Zoning District” to
bring it into alignment with the 2023 Master Plan. Both the “Permitted Uses” and “Development
Standards” were reviewed for each zoning category and draft changes have been made where Staff
believes adjustments are necessary. In general, these residential zones will be on smaller lots than the
Suburban Residential areas, and in areas served by utilities. The proposed changes also include requiring
open space amenities to be developed for the enjoyment and health of residents.

The proposed ordinance language allows for the development of housing in the “Village Residential”
model laid out in the Master Plan. Previously the R-3 zone did allow for both townhouses and
apartments but didn’t differentiate between the two types of housing in terms of setbacks or
development standards. Generally, Staff attempted to look at historical and existing development within
the Township to inform suggested changes. For example, the Cutlerville area was developed in the
1930s and 1940s and was laid out with smaller (6200 — 7500 S.F.) lots in proximity to the business
corridor.

In the proposed revision, Village Neighborhood (VN) includes a mix of single detached and multiple
family dwellings, all with individual entrances. This is an important distinction compared to multiple
family housing (or apartments) that have shared entrances for two or more housing units.

In general, VN housing will be on smaller lots, have shorter setbacks, and create pedestrian friendly
Traditional Neighborhood Development as called for in the master plan. This style of development may
also be paired with Neighborhood Commercial in mixed use settings or in the Residential/Retail category
so that residents can access some business services without driving. In the Master Plan both Single
family RL-10 and RL-14, as well as R-3 townhouses are listed as appropriate housing for Village
Residential. In addition, in exchange for the increased density, developers will be required to provide
open space amenities for the neighborhoods.

The Master Plan states:

The Village Residential is intended for residential uses just as the Suburban Residential area, but
at moderately higher densities and incorporating two-family and multi-unit connected
townhomes along with single family houses so that a neighborhood with mixed housing options
is created. The Village Residential area is intended primarily for single family home development,
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both platted and unplatted, and may serve as a buffer between Suburban Residential and a
variety of commercial or high density residential.

Apartments (renamed Multiple Family Residential, or MFR) are proposed to be treated differently to
integrate multi-story buildings better into the suburban fabric. Staff suggests updating the setback and
square footage requirements to be similar to other residential home types, unless the buildings go to
three stories, then they would need to meet more restrictive standards, especially when adjacent to
lower density residential or rural areas.

The primary purpose of this designation is to house people in buildings with multiple dwelling
units sharing a single entrance. They should be near commercial and recreational services, with
good amenities and designs that are compatible with neighboring uses.

Multi-building apartment complexes may incorporate three story buildings, but only outside of a
setback from property lines that would prevent a perception of looming buildings on the
neighboring properties and rights-of-way.

Mobile Home (renamed Mobile Home Residential, or MHR) zoning remains the same as current
development standards.

Following is a summary of suggested changes.
Proposed alterations to the zoning ordinance Description & Purpose section are as follows:

1. Changed the “R-3” names to “Village Neighborhood” (VN) & “Multiple Family Residential” (MFR)
which is easier to remember and more descriptive.

2. Note the differences drawn between single family with single entrances, and multiple family
with shared entries.

Permitted Uses Section:

1. Single family regulations follow those for low density residential.
Remove the “duplex” category, categories now are either “single” or “multi” with two or more
units. Staff finds the “duplex” category unnecessary.

3. Number of units in the “nine-sixteen units” row has been increased to twenty-four units.

4. Additional regulations related to #2 above; applied a 100-foot setback from the property line if
MFR (apartments) over two stories, and must offset the facade to prevent long monotonous
walls as per Multifamily Guidance.

7.3 Development Standards for Village Neighborhood:
No homes allowed without utility connections.

Minimum Lot Size: Discussion of what an appropriate lot size will determine the final scale.

Staff suggests lowering the lot size for single family detached lots to 4,000-5,000 SF. Based on
measurements of four-unit condos at Stevens Point, Cooks Crossings, and Leisure Creek, this has
historically been the range of “lot size” when 25-30 foot front and rear and 5-7 foot setbacks are
measured as the “lot" 3-4 unit condos are built on. It is also the estimated lot size for the detached
single family “terrace” homes in Cooks Crossings. The original homes along the 800 block of
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Cobblestone Way in Cooks Crossing range in size from ca. 4,300-4,600 SF and are probably the best
example of existing Traditional Neighborhood Design in the township. Staff also asks the Planning
Commission to consider that Cutlerville has lots that measure 50 x 125 feet that equate to a 6,250 SF lot
size along Brad, Argyle, and Adrian Avenues that form pleasant neighborhoods.

Minimum Lot Width: single detached home 50 feet, two or more units will be determined by home
width plus 10 feet at ends, or at side street; this allows for townhouse site condos or plats to follow
walls.

Front Yard Setbacks; reduced to 10 feet.

Side Yard, General; 5 feet minimum (requirement under fire code is 10 feet between buildings).

Street Side of a Corner Lot; reduced to 10 feet.

Rear Yard; reduced to 25 feet.
7.4 Specific Development Standards for the Village Neighborhood Zoning District

Stipulate that VN homes must be connected to utilities, and that driveways for multi-family must access
collector roads rather than enter onto a primary arterial (e.g. 68 St, or Hanna Lake).

Added some specific parameters to require Traditional Neighborhood Design for VN; front porches with
design elements, parking to the rear for attached homes. Added design guidelines regarding building
materials and some physical layout standards.

Single or Two Family; similar as above but allow front garages. It must be recessed from the front
building line, have decorative elements, and width limits are specified.

Building standards added; requirements for windows on walls, wall materials requirements for first and
second floors. Requirement added to break up large expanses of walls with decorative elements to
reduce monotony.

7.5 Development Standards for the “Multi Family Residential” Zoning District

Minimum Lot Size: Staff again suggests lowering the lot size for single family detached lots to 4,000-
5,000 SF., similar to lots in Cutlerville area. Those without utility connections stay the same at 21,780 SF.
Staff suggests two to twenty-four unit apartment buildings begin at 6,000 SF and add an additional
2,000 SF per unit from there.

Setbacks: Suggest using height to determine setbacks; 15 front/8 side/35 rear for two story buildings as
in single family districts, and 100 feet front/side/rear for 3 story adjacent to Residential 10 & 14,
industrial or agricultural land, 50 feet front/side/rear adjacent to R-3 & R-4, O-S, or C. This is similar to
the Multifamily Guidance, but half that distance.

7.6 Open Space Requirements

This is a new addition that establishes specific acreage requirements for open space based on a fraction
of an acre per dwelling unit. Staff tried to meet the need for neighborhood parks at 1-6 acres and used
0.25 acre per unit. The formula is up for discussion.
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Another approach could be applied that trades development with smaller lot sizes for open space, as is
currently provided for in the current ordinance. Staff suggests that open space requirements under the
current ordinance are inadequate and they be revised to be in line with Section 506 if the Zoning
Enabling Act that requires setting aside 50% of land for a reduction in lot size.

STAFF RECOMMENDATION

Consideration of the proposed ordinance changes was tabled August 24" due to tornado warnings, and
will need to be taken off the table for further consideration.

Staff requests the Planning Commission review the proposed amendment to the Zoning Ordinance and
direct staff to make modifications where it’s necessary.

If desired, the Planning Commission may make a recommendation for approval or denial to the
Township Board, or table the discussion.



Gaines Charter Township - Zoning Ordinance

CHAPTER 7
Medium and High Density Residential
Zoning Districts

Section 7.1 Description and Purpose

This Chapter presents the regulations of three Zoning Districts: the Village Neighborhood (VN),
Multiple Family Residential (MFR) and the Mobile Home Residential (MHR). The intent of these
districts is to establish medium and high density residential neighborhoods.

A. Village Neighborhood (VN)- This zoning district is intended to provide a residential mix
of one, two, and multiple family dwellings, all with individual entrances.

B. Multiple Family Residential (MFR): This zoning district is intended to provide a
residential mix of single family detached, and multiple family dwellings, with individual
or shared entrances.

C. Mobile Home Residential MHR: This Zoning District is intended to establish
neighborhood areas which because of site conditions, land use compatibility and the
availability of necessary public services and facilities, are best suited to permit high
density single-family residential development where Mobile Homes and similar
manufactured Dwellings may be permitted as principal Dwellings.

Section 7.2 Table of Permitted Uses

The following abbreviations apply to the Table of Permitted Uses

P: The use is permitted by right in the district
SPU: The use is permitted only if the Planning Commission grants a Special Use Permit for it after finding
for applicable standards in this chapter and Chapter 19.
NP: The use is not permitted in the district.
Use Zoning Districts Additional Use
VN MFR MHR Regulations
Residential Uses

Detached Single Family Dwelling P P NP Section 7.4

Attached Accessory Dwelling SPU SPU NP See Section 19.9(D).

Two to Eight Unit Buildings P P NP Section 7.4, and three story MFR
buildings are Limited to a 100-foot
setback from the property line unless
this requirement is waived by the
Planning Commission.

Nine to Twenty-Four Unit Buildings SPU SPU NP 1. Three story MFR buildings are
limited to a 100-foot setback from the
property line unless this requirement
is waived by the Planning Commission.

Chapter 7

Page 1
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Use Zoning Districts Additional Use
VN MFR MHR Regulations

2. 16—24-unit MFR buildings must be
constructed with a 5-foot minimum
offset or corner to break up the long
elevation.

Bed and Breakfasts SPU SPU NP See Section 19.9(E)

Mobile Home Parks NP NP p Sub!'ect" to Chapter 25 “Site Plan
Review

State Licensed Residential Facility P

Foster Family Home P

Foster Family Group Home P

Institutional Uses

Private Cemetery or Burial Ground SPU SPU NP See Section 19.9(F).

Nonprofit Organization SPU SPU NP

Place of Religious Worship P e Principal access must be from a

Schools P primary arterial or collector street.
e The minimum setback for both side

and rear yards is 50 feet.
e Maximum lot coverage of buildings
or structures is 35%.

Home Occupations P See Section 20.8 “Home Occupations”

Public Lib'raries, Museums, and SPU SPU NP See Section 19.9.

Community centers

Parks P

Outdoor recreational facilities SPU Specifically includes athletic fields,
rinks or courts, golf courses, and
similar activities — See Section 19.9(L).

Utility substations, and switching SPU See Section 19.9.

stations

Other Uses

Adult Day Care Home P

Adult Foster Care Small SPU See Section 19.9 (S)

Group Home

Family Child Day Care Home P

Group Child Day Care Home SPU

Child Day Care Center SPU See Section 19.9 (T)

Section 7.3  Development Standards for the “Village Neighborhood” Zoning District

Development Standard
Minimum Lot Size (square feet)
Single Family 8,000 (4,0007?)
Two or More Units 4,000 per unit
Minimum Lot Width (feet)
Single Family 50
Two or More Homes Home width + 10 feet at ends, or side street
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Minimum Setbacks (feet)

Front 10
Side 5 (zero if adjoining walls are fire protected)
Street Side 10
Rear 25

Reduced front and side setbacks may be authorized through the special land use process for properties within
Sections 6 and 7 of the Township. See Section 4.20 Setback Averaging.

Accessory Buildings: one detached 484 SF garage allowed, others must meet Residential Accessory Uses
ordinance.

Minimum Floor Area Requirements

Single-family dwellings e One story with full basement: 1080 square feet on first
floor.

e Two story with full basement: 650 square feet on the first
floor above grade and 1200 square feet total above
grade.

e All other units (including bi-level and tri-levels): 1200
square feet total living area (includes basement).

Multi Family Dwellings e One story: 720 square feet per dwelling unit.
e More than one story: 820 square feet per dwelling unit.
Maximum Building Height 35 feet or 2.5 stories, whichever is less.

7.4 Specific Development Standards for the VN Zoning District

1. All VN housing shall be connected to water & sewer utilities and be fronted with sidewalks.
2. Multi-unit homes shall not directly access a primary arterial road.

3. For developments of eleven or more units the following unit mix will be used.

Number of Units Single Family Detached | Single Family Attached Discretionary
0-10 Any Any Any
11+ 60% 20% 20%

4. Single Family Detached Homes

i. All residential units shall provide a pedestrian door facing the front lot line accessing the first story
(front door may be elevated), along with a paved walk connecting to the public sidewalk.

ii. Each unit’s front elevation must feature a street-facing porch six feet in depth minimum, and the
porch(es) will be a minimum 40% of the total length of the street-facing building fagade.

iii. If a garage door is located on a front setback facing elevation, it must be set back 5 feet from the
building foundation line and feature a pent roof, or other projecting decorative element (e.g., awning,
trellis, balcony, etc.) extending the width of the garage door(s). A single bay door must be a maximum
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of nine (9) feet wide, and a two bay door must be a maximum of sixteen (16) feet wide. If two doors are
present, they must be divided by a minimum one-foot-wide column. The garage may also be in the rear
yard, have side yard access, or face back lot line (alley access) with no width limits.

5. Two or More Units

i. All residential units shall provide a pedestrian door facing the front lot line at ground level. If garage
is located to the rear or side, a paved walk shall be provided connecting to the public sidewalk.

ii. Front elevation pedestrian door must feature a stoop, covered entry, portico, or porch, along with a
paved walkway connecting to the public sidewalk.

iii. Garage must be in rear yard (with access via a side driveway or shared courtyard) or face back lot
line (alley access).

6. Building Standards

i. Window transparency; a minimum 20% transparency on all street facing house fagades, minimum of
10% on non-street fagades. Garage door windows do not count for transparency requirements.

ii. First story wall materials; on all street facing facades must consist of exterior rated brick veneer, stone
veneer, wood, or fiber cement siding.

iii. Vinyl siding certified by the Vinyl Siding Institute with a thickness of 0.44mm or greater is permitted
above the first floor and non-street facing first story facades.

iv. Non-street facing facade wall materials shall be visually divided by the use of belt coursing, awnings,
windows or similar treatments to avoid large expanses of monotonous walls.

v. Accessory buildings (including detached garages) with more than 200 square feet of floor area shall

be designed to be compatible with the house by using consistent materials, detailing, and roofline, as
determined by the planning director.

Section 7.5 Development Standards for the “Multi Family Residential” Zoning District

Development Standard Square Feet
Single Family 7,000 (4,0007?)
Single Family (without public sewer) 21,780
Two to Twenty-Four Units 6,000 SF + 2,000 per unit

Reduced front and side setbacks may be authorized through the special land use process for properties within
Sections 6 and 7 of the Township. See Section 4.20 Setback Averaging.

Minimum Setbacks (feet): 1-2 story

Front 15
Side 8
Street Side 8
Rear 35
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Minimum Setbacks (feet): 3 story

Front 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 & 4, 0-S, C)
Side 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 & 4, 0-S, C)
Street Side 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 & 4, O-S, C)
Rear 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 & 4, O-S, C)

Minimum Floor Area Requirements

Single-family dwellings e One story with full basement: 1080 square feet on first
floor.

e Two story with full basement: 650 square feet on the
first floor above grade and 1200 square feet total above
grade.

o All other units (including bi-level and tri-levels): 1200
square feet total living area (includes basement).

Multi Family Dwellings ® 720 SF per dwelling unit
e More than one story 820 square feet per dwelling unit
Maximum Building Height 35 feet or 2.5 stories, whichever is less.

7.6 Open Space Requirements for VR and MFR Residential
1. In a multi-parcel development, open space is considered a necessary part of community
infrastructure. Open space will be maintained by an entity other than the Township unless agreed
via resolution by the Township Board of Trustees. Open space does not include undevelopable
land (e.g. wetlands, steep slopes, setbacks, dedicated easements or right-of-way) but may
include;
e One stands of preserved mature trees in a 1:1 to 1:3 width:depth ratio.
e Maintained portions of paved trail systems, even if they pass through otherwise
undevelopable areas. Paved trail design must be approved by the Township Engineer.
e Areas or structures maintained for the enjoyment of otherwise undevelopable land that
has recreational or aesthetic qualities (e.g. dock or boat launch on a waterbody).

The following shall be set aside for public recreational use at the following scale:

Number of Acreage at 0.025 acres | Suggested Amenities

Housing Units per housing unit

0-10 None required None required

11-25 0.3to 0.6 acre Limited play equipment, seating, shelter or pavilion,
fitness equipment

26 -50 0.6 to 1.25 acres Playground, picnic area, splash pad, grill area, fitness
equipment

51-100 1.25to 2.5 acres Dog parks, walking/jogging paths, ball courts, dedicated
parking

101 -150 2.5to0 3.75 acres Skate facilities, ball field

151 -200 3.75- 5 acres Toilet facilities

201 -300 5- 6 acres
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Number of Acreage at 0.025 acres | Suggested Amenities
Housing Units per housing unit
301 + 6- 7 acres

The Planning Commission may waive a portion of the open space requirements, if it finds that
there is an equivalent investment in some other form of public amenity.

SECTION 7.7 Specific Development Standards for “R-4” Zoning District

All Mobile Home Parks shall be in conformance with all State laws and regulations governing
Mobile Home Parks except as the same may be modified by the following conditions and
requirements:

A.

Setbacks and Buffers:

No Mobile Home or permanent Building shall be located closer than thirty-five (35) feet
to a public right-of-way nor closer than ten (10) feet to: (1) another Mobile Home Park;
or (2) a boundary line which is adjacent to or part of a Type Il Buffer. In all other cases no
Mobile Home or permanent Building shall be located closer than twenty (20) feet to the
Mobile Home Park boundary line.

Minimum Site Area:

Each site within the Mobile Home Park shall have a minimum area of five thousand five
hundred (5,500) square feet, provided; however, that said minimum site area may be
reduced by not more than twenty percent (20%) if for each square foot of land gained
through the reduction of the site below five thousand five hundred (5,500) square feet at
least an equal amount of land shall be dedicated as open space.

Corner Sites:

No fence, Structure or planting over thirty (30) inches in height shall be located on any
corner Mobile Home site within a triangle shaped area bounded on two sides by the edges
of the adjacent internal roads and on the third side by a line drawn connecting the first
two sides not less than forty (40) feet from the intersection of said interior street edges.

Street Requirements:

If two-way traffic is to be accommodated, the street pavement width shall be no less than
twenty-four (24) feet. If only one-way traffic is to be accommodated, the street pavement
width shall be no less than twenty (20) feet.

Parking Requirements:

Parking shall be provided in off-street parking bays with at least two (2) parking spaces
for each site within the Mobile Home Park. Each parking space shall be not less than two
hundred (200) square feet in area. Each parking bay shall be conveniently located in
relation to the site for which it is provided. In addition to the two (2) required off-street
parking spaces, one (1) additional parking space is permitted on each site provided it is
hard surfaced and contains at least two hundred (200) square feet of area.
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L.

Access Streets:

Each Mobile Home Park shall be designed and located so that at least two (2) access
streets provide a continuous route of travel throughout the park and provide exclusive
access to a Primary arterial as designated on the Gaines Township General Development
Plan, as amended. Except for restricted designated emergency exits, no ingress and
egress shall be provided via neighborhood collectors, cul-de-sacs, or other local streets.
No Mobile Home Park access street shall be located closer than one hundred twenty-five
(125) feet to the intersection of any two (2) public streets; provided, however, that for
double street or boulevard type access points the minimum distance to the intersection
of any two (2) public streets shall be two hundred (200) feet.

Mobile Homes Sales:

The selling of new and/or used Dwellings as a commercial operation in connection with
the operation of a Mobile Home Park is prohibited. Dwellings located on sites within the
Mobile Home Park may be sold by the owner of the Dwelling or operator of the Park.

Underground Utilities:
All private and public utilities shall be installed underground.

Site Improvements:

Each dwelling shall be installed in accordance with the adopted Township Building Code,
or in the case of mobile homes, shall be provided with a continuous pad of four (4) inches
thick concrete running the full length and width of the mobile home or a twenty-four (24)
inch wide strip of concrete not less than six (6) inches total thickness beneath the entire
perimeter of the mobile home with four (4) inches of compacted sand. In addition, each
Mobile Home shall be installed pursuant to the manufacturer’s set up instructions and
pursuant to Rule 602 and 602(a) promulgated by the Michigan Mobile Home Commission.
Each Mobile Home shall be secured to the premises by an anchoring system or device
compatible with Rules 605 through 608 of the Michigan Mobile Home Commission.
Skirting shall be installed along the base of each mobile home sufficient to hide the
undercarriage and supports from view and conforming to the standards set forth in the
rules of the Michigan Mobile Home Commission promulgated under 1976 Act 419, as
amended.

Skirting:

Skirting shall be provided on all Mobile Homes and installed in accordance with the
requirements of the Michigan Mobile Home Commission, R.125.1604, et seq., of the
Michigan Administration Code.

Sidewalk:

Paved sidewalks shall be provided on both sides of all two-way Streets functioning as the
main collector Street within the Mobile Home Park. Sidewalks shall be directly next to
and parallel to the Street and may be used as curbs for the Street. All sidewalks shall be
at least four (4) feet in width.

Streets and Parking Area:
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All Streets and parking areas in a Mobile Home Park shall be paved with a hard surface
which complies with the requirements of the Michigan Mobile Home Commission
R.125.1922, et seq., of the Michigan Administrative Code.

M. Television Antennas:
Exterior television antennas shall not be permitted on individual Dwellings or Dwelling
sites within a Mobile Home Park.

N. Ground Cover:
All exposed ground surfaces in the Mobile Home Park must be sodded, seeded, covered
with ornamental stone, wood chips or other attractive ground cover. One (1) shade tree
at least ten (10) feet in height when planted shall be provided for each two (2) sites.

0. Storage of Vehicles Other Than Automobiles:
The storage of campers, trailers, motor homes, boats, snowmobiles, and other
Recreational Vehicles shall be permitted only in a Recreational Vehicle storage area
designated for such use. Recreational Vehicle storage areas shall be screened by a solid-
type screening device at least five (5) feet in height around its perimeter.

P. Miscellaneous Outside Storage:

The storage of any household personal items outside of any Dwelling is strictly prohibited
except within an individual storage cabinet located upon the site or within a central
storage area designated for such use. If storage cabinets or enclosed storage spaces are
to be provided, not less than three hundred (300) cubic feet per Dwelling shall be devoted
to such use. Individual accessory buildings or storage cabinets shall not cover more than
two and one-half percent (2-1/2%) of the site area. This section shall not prohibit the
enclosed storage of household or personal items beneath a Mobile Home.

Q. Common Open Space:
Each Mobile Home Park shall contain an open space area dedicated to common park use
which is equal to no less than the area of land gained through the site reduction specified
in Section 12.5(B) herein or an amount equal to no less than that required by the Michigan
Mobile Home Commission, R.125.1946, et. seq., of the Michigan Administrative Code,
whichever is greater.

R. Building Construction:
All buildings shall be constructed, erected, or installed in accordance with provisions of
the adopted Township Building Code pertaining to at-site constructed housing.
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GAINES CHARTER TOWNSHIP
KENT COUNTY, MICHIGAN
(ORDINANCE NO. )

At a meeting of the Township Board for Gaines Charter Township
held at the Township offices on , 2023, beginning at p-m., the following
Ordinance was offered for adoption by Townshlp Board Member , and was seconded

by Township Board Member

AN ORDINANCE TO AMEND THE ZONING ORDINANCE
OF GAINES CHARTER TOWNSHIP REGARDING
MEDIUM AND HIGH DENSITY RESIDENTIAL ZONING
DISTRICTS

THE CHARTER TOWNSHIP OF GAINES (the “Township”) ORDAINS:

Section 1. Chapter 7. Chapter 7 of the Gaines Charter Township Zoning Ordinance
is repealed in its entirety, and shall be replaced with the following:

Chapter 7
Medium and High Density Residential Zoning Districts

Section 7.1  Description and Purpose

This Chapter presents the regulations of three Zoning Districts: the Village Neighborhood (VN),
Multiple Family Residential (MFR) and the Mobile Home Residential (MHR). The intent of these
districts is to establish medium and high density residential neighborhoods.

a. A. Village Neighborhood (VN)- This zoning district is intended to provide a
residential mix of one, two, and multiple family dwellings, all with individual entrances.

b. B. Multiple Family Residential (MFR): This zoning district is intended to provide
a residential mix of single family detached, and multiple family dwellings, with
individual or shared entrances.

c. C Mobile Home Residential MHR: This Zoning District is intended to establish
neighborhood areas which because of site conditions, land use compatibility and the
availability of necessary public services and facilities, are best suited to permit high density
single-family residential development where Mobile Homes and similar manufactured
Dwellings may be permitted as principal Dwellings.

Section 7.2  Table of Permitted Uses

Township Board Ordinance No. 23-
~,2023



The following abbreviations apply to the Table of Permitted Uses
P: The use is permitted by right in the district
SPU: The use is permitted only if the Planning Commission grants a Special Use Permit
for it after finding for applicable standards in this chapter and Chapter 19.
NP:  The use is not permitted in the district.

Use Zoning Districts Additional Use
VN MFR | MHR Regulations
Residential Uses
Detached  Single  Family P P NP Section 7.4
Dwelling
Attached Accessory Dwelling | SPU SPU NP | See Section 19.9(D).
Two to Eight Unit Buildings P P NP Section 7.4, and three story

MEFR buildings are Limited to a
100-foot setback from the
property line unless this
requirement is waived by the
Planning Commission.

Nine to Twenty-Four Unit | SPU SPU NP 1. Three story MFR buildings
Buildings are limited to a 100-foot setback
from the property line unless
this requirement is waived by
the Planning Commission.

2. 16-24-unit MFR buildings
must be constructed with a 5-
foot minimum offset or corner to
break up the long elevation.

Bed and Breakfasts SPU SPU NP See Section 19.9(E)
Mobile Home Parks NP NP p SubJ: ect:o Chapter 25 “Site Plan
Review

State Licensed Residential

.. P
Facility
Foster Family Home P
Foster Family Group Home P

Institutional Uses

Private Cemetery or Burial SPU SPU NP See Section 19.9(F).
Ground
Nonprofit Organization SPU SPU NP
Place of Religious Worship P ¢ Principal access must be from
Schools P a primary arterial or collector

street.




Use Zoning Districts Additional Use
VN MFR | MHR Regulations
e The minimum setback for
both side and rear yards is 50
feet.
e Maximum lot coverage of
buildings or structures 1is
35%.
Home Occupations p See Section 20.8 “Home
Occupations”
Public Librari.es, Museums, SPU SPU NP See Section 19.9.
and Community centers
Parks P
Outdoor recreational facilities SPU Specifically includes athletic
fields, rinks or courts, golf
courses, and similar activities —
See Section 19.9(L).
Utility substations, and SPU See Section 19.9.
switching stations
Other Uses
Adult Day Care Home P
Adult Foster Care Small SPU See Section 19.9 (S)
Group Home
Family Child Day Care Home | P
Group Child Day Care Home SPU
Child Day Care Center SPU See Section 19.9 (T)
Section 7.3  Development Standards for the “Village Neighborhood” Zoning District

Development Standard

Minimum Lot Size (square feet)

Single Family 8,000 (4,000?)

Two or More Units 4,000 per unit
Minimum Lot Width (feet)

Single Family 50

Two or More Homes

Home width + 10 feet at ends, or side street

Minimum Setbacks (feet)
Front 10
Side 5 (zero if adjoining walls are fire protected)
Street Side 10
Rear 25




Reduced front and side setbacks may be authorized through the special land use process for
properties within Sections 6 and 7 of the Township. See Section 4.20 Setback Averaging.

Accessory Buildings: one detached 484 SF garage allowed, others must meet Residential
Accessory Uses ordinance.

Minimum Floor Area Requirements

¢ One story with full basement: 1080 square feet
on first floor.

Single-family dwellings

¢ Two story with full basement: 650 square feet on
the first floor above grade and 1200 square feet
total above grade.

e All other units (including bi-level and tri-levels):
1200 square feet total living area (includes
basement).

Multi Family Dwellings ¢ One story: 720 square feet per dwelling unit.

e More than one story: 820 square feet per
dwelling unit.

Maximum Building Height 35 feet or 2.5 stories, whichever is less.

7.4 Specific Development Standards for the VN Zoning District
1. All VN housing shall be connected to water & sewer utilities and be fronted with sidewalks.
2. Multi-unit homes shall not directly access a primary arterial road.

3. For developments of eleven or more units the following unit mix will be used.

Number of Units Single Family | Single Family | Discretionary
Detached Attached

0-10 Any Any Any

11+ 60% 20% 20%

4. Single Family Detached Homes

1. All residential units shall provide a pedestrian door facing the front lot line accessing the first
story (front door may be elevated), along with a paved walk connecting to the public sidewalk.

ii. Each unit’s front elevation must feature a street-facing porch six feet in depth minimum, and
the porch(es) will be a minimum 40% of the total length of the street-facing building fagade.



1ii. If a garage door is located on a front setback facing elevation, it must be set back 5 feet from
the building foundation line and feature a pent roof, or other projecting decorative element (e.g.,
awning, trellis, balcony, etc.) extending the width of the garage door(s). A single bay door must
be a maximum of nine (9) feet wide, and a two bay door must be a maximum of sixteen (16) feet
wide. If two doors are present, they must be divided by a minimum one-foot-wide column. The
garage may also be in the rear yard, have side yard access, or face back lot line (alley access)
with no width limits.

5. Two or More Units

1. All residential units shall provide a pedestrian door facing the front lot line at ground level. If
garage is located to the rear or side, a paved walk shall be provided connecting to the public
sidewalk.

ii. Front elevation pedestrian door must feature a stoop, covered entry, portico, or porch, along
with a paved walkway connecting to the public sidewalk.

iii. Garage must be in rear yard (with access via a side driveway or shared courtyard) or face
back lot line (alley access).

6. Building Standards

1. Window transparency; a minimum 20% transparency on all street facing house fagades,
minimum of 10% on non-street facades. Garage door windows do not count for transparency
requirements.

ii. First story wall materials; on all street facing facades must consist of exterior rated brick
veneer, stone veneer, wood, or fiber cement siding.

iii. Vinyl siding certified by the Vinyl Siding Institute with a thickness of 0.44mm or greater is
permitted above the first floor and non-street facing first story facades.

iv. Non-street facing fagade wall materials shall be visually divided by the use of belt coursing,
awnings, windows or similar treatments to avoid large expanses of monotonous walls.

v. Accessory buildings (including detached garages) with more than 200 square feet of floor area
shall be designed to be compatible with the house by using consistent materials, detailing, and
roofline, as determined by the planning director.

Section 7.5  Development Standards for the “Multi Family Residential” Zoning District

Development Standard Square Feet
Single Family 7,000 (4,000?)
Single Family (without public sewer) 21,780
Two to Twenty-Four Units 6,000 SF + 2,000 per unit

Reduced front and side setbacks may be authorized through the special land use process for
properties within Sections 6 and 7 of the Township. See Section 4.20 Setback Averaging.




Minimum Setbacks (feet): 1-2 story

Front 15

Side 8

Street Side 8

Rear 35

Minimum Setbacks (feet): 3 story

Front 100 (adj to Ag, R-10 & 14, or I)/50 (adj to R-3 &
4, 0-S, O)

Side 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 &
4, 0-S, C)

Street Side 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 &
4, 0-S, C)

Rear 100 (adj to Ag, R-10 & 14, or 1)/50 (adj to R-3 &
4, 0-S, C)

Minimum Floor Area Requirements

Single-family dwellings

¢ One story with full basement: 1080 square feet
on first floor.

e Two story with full basement: 650 square feet
on the first floor above grade and 1200 square
feet total above grade.

e All other units (including bi-level and tri-
levels): 1200 square feet total living area
(includes basement).

Multi Family Dwellings

¢ 720 SF per dwelling unit

e More than one story 820 square feet per
dwelling unit

Maximum Building Height

35 feet or 2.5 stories, whichever is less.

7.6 Open Space Requirements for VR and MFR Residential
1. In a multi-parcel development, open space is considered a necessary part of community
infrastructure. Open space will be maintained by an entity other than the Township unless agreed
via resolution by the Township Board of Trustees. Open space does not include undevelopable
land (e.g. wetlands, steep slopes, setbacks, dedicated easements or right-of-way) but may include;
e One stands of preserved mature trees in a 1:1 to 1:3 width:depth ratio.
e Maintained portions of paved trail systems, even if they pass through otherwise
undevelopable areas. Paved trail design must be approved by the Township Engineer.
e Areas or structures maintained for the enjoyment of otherwise undevelopable land that has
recreational or aesthetic qualities (e.g. dock or boat launch on a waterbody).




The following shall be set aside for public recreational use at the following scale:

Number of Acreage at 0.025 | Suggested Amenities
Housing Units | acres per housing unit

0-10 None required None required

11-25 0.3t0 0.6 acre Limited play equipment, seating, shelter or pavilion,
fitness equipment

26 -50 0.6 to 1.25 acres Playground, picnic area, splash pad, grill area, fitness
equipment

51-100 1.25 to 2.5 acres Dog parks, walking/jogging paths, ball courts,
dedicated parking

101 — 150 2.51t0 3.75 acres Skate facilities, ball field

151 —200 3.75- 5 acres Toilet facilities

201 —-300 5- 6 acres

301 + 6- 7 acres

The Planning Commission may waive a portion of the open space requirements, if it finds that
there is an equivalent investment in some other form of public amenity.

SECTION 7.7 Specific Development Standards for “R-4" Zoning District

All Mobile Home Parks shall be in conformance with all State laws and regulations governing
Mobile Home Parks except as the same may be modified by the following conditions and
requirements:

A.

Setbacks and Buffers:

No Mobile Home or permanent Building shall be located closer than thirty-five (35) feet
to a public right-of-way nor closer than ten (10) feet to: (1) another Mobile Home Park; or
(2) a boundary line which is adjacent to or part of a Type II Buffer. In all other cases no
Mobile Home or permanent Building shall be located closer than twenty (20) feet to the
Mobile Home Park boundary line.

Minimum Site Area:

Each site within the Mobile Home Park shall have a minimum area of five thousand five
hundred (5,500) square feet, provided; however, that said minimum site area may be
reduced by not more than twenty percent (20%) if for each square foot of land gained
through the reduction of the site below five thousand five hundred (5,500) square feet at
least an equal amount of land shall be dedicated as open space.

Corner Sites:

No fence, Structure or planting over thirty (30) inches in height shall be located on any
corner Mobile Home site within a triangle shaped area bounded on two sides by the edges
of the adjacent internal roads and on the third side by a line drawn connecting the first two
sides not less than forty (40) feet from the intersection of said interior street edges.

Street Requirements:



If two-way traffic is to be accommodated, the street pavement width shall be no less than
twenty-four (24) feet. If only one-way traffic is to be accommodated, the street pavement
width shall be no less than twenty (20) feet.

Parking Requirements:

Parking shall be provided in off-street parking bays with at least two (2) parking spaces for
each site within the Mobile Home Park. Each parking space shall be not less than two
hundred (200) square feet in area. Each parking bay shall be conveniently located in
relation to the site for which it is provided. In addition to the two (2) required off-street
parking spaces, one (1) additional parking space is permitted on each site provided it is
hard surfaced and contains at least two hundred (200) square feet of area.

Access Streets:

Each Mobile Home Park shall be designed and located so that at least two (2) access streets
provide a continuous route of travel throughout the park and provide exclusive access to a
Primary arterial as designated on the Gaines Township General Development Plan, as
amended. Except for restricted designated emergency exits, no ingress and egress shall be
provided via neighborhood collectors, cul-de-sacs, or other local streets. No Mobile Home
Park access street shall be located closer than one hundred twenty-five (125) feet to the
intersection of any two (2) public streets; provided, however, that for double street or
boulevard type access points the minimum distance to the intersection of any two (2) public
streets shall be two hundred (200) feet.

Mobile Homes Sales:

The selling of new and/or used Dwellings as a commercial operation in connection with
the operation of a Mobile Home Park is prohibited. Dwellings located on sites within the
Mobile Home Park may be sold by the owner of the Dwelling or operator of the Park.

Underground Utilities:
All private and public utilities shall be installed underground.

Site Improvements:

Each dwelling shall be installed in accordance with the adopted Township Building Code,
or in the case of mobile homes, shall be provided with a continuous pad of four (4) inches
thick concrete running the full length and width of the mobile home or a twenty-four (24)
inch wide strip of concrete not less than six (6) inches total thickness beneath the entire
perimeter of the mobile home with four (4) inches of compacted sand. In addition, each
Mobile Home shall be installed pursuant to the manufacturer’s set up instructions and
pursuant to Rule 602 and 602(a) promulgated by the Michigan Mobile Home Commission.
Each Mobile Home shall be secured to the premises by an anchoring system or device
compatible with Rules 605 through 608 of the Michigan Mobile Home Commission.
Skirting shall be installed along the base of each mobile home sufficient to hide the
undercarriage and supports from view and conforming to the standards set forth in the rules
of the Michigan Mobile Home Commission promulgated under 1976 Act 419, as amended.

Skirting:

Skirting shall be provided on all Mobile Homes and installed in accordance with the
requirements of the Michigan Mobile Home Commission, R.125.1604, et seq., of the
Michigan Administration Code.



Sidewalk:

Paved sidewalks shall be provided on both sides of all two-way Streets functioning as the
main collector Street within the Mobile Home Park. Sidewalks shall be directly next to
and parallel to the Street and may be used as curbs for the Street. All sidewalks shall be at
least four (4) feet in width.

Streets and Parking Area:

All Streets and parking areas in a Mobile Home Park shall be paved with a hard surface
which complies with the requirements of the Michigan Mobile Home Commission
R.125.1922, et seq., of the Michigan Administrative Code.

Television Antennas:
Exterior television antennas shall not be permitted on individual Dwellings or Dwelling
sites within a Mobile Home Park.

Ground Cover:

All exposed ground surfaces in the Mobile Home Park must be sodded, seeded, covered
with ornamental stone, wood chips or other attractive ground cover. One (1) shade tree at
least ten (10) feet in height when planted shall be provided for each two (2) sites.

Storage of Vehicles Other Than Automobiles:

The storage of campers, trailers, motor homes, boats, snowmobiles, and other Recreational
Vehicles shall be permitted only in a Recreational Vehicle storage area designated for such
use. Recreational Vehicle storage areas shall be screened by a solid-type screening device
at least five (5) feet in height around its perimeter.

Miscellaneous Qutside Storage:

The storage of any household personal items outside of any Dwelling is strictly prohibited
except within an individual storage cabinet located upon the site or within a central storage
area designated for such use. If storage cabinets or enclosed storage spaces are to be
provided, not less than three hundred (300) cubic feet per Dwelling shall be devoted to
such use. Individual accessory buildings or storage cabinets shall not cover more than two
and one-half percent (2-1/2%) of the site area. This section shall not prohibit the enclosed
storage of household or personal items beneath a Mobile Home.

Common Open Space:

Each Mobile Home Park shall contain an open space area dedicated to common park use
which is equal to no less than the area of land gained through the site reduction specified
in Section 12.5(B) herein or an amount equal to no less than that required by the Michigan
Mobile Home Commission, R.125.1946, et. seq., of the Michigan Administrative Code,
whichever is greater.

Building Construction:
All buildings shall be constructed, erected, or installed in accordance with provisions of
the adopted Township Building Code pertaining to at-site constructed housing.



Section 2. Effective Date. This Ordinance shall become effective seven (7) days after
its publication (or a summary hereof) in a newspaper of general circulation within the Township.

The vote in favor of this Ordinance was as follows:

YEAS:

NAYS:
ABSENT/ABSTAIN:

ORDINANCE DECLARED ADOPTED

CERTIFICATION

I hereby certify that the above is a true copy of an Ordinance adopted by the Township
Board for Gaines Charter Township at the time, date, and place specified above pursuant to the
required statutory procedures.

Respectfully submitted,

By

Michael Brew
Gaines Charter Township Clerk
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Gaines Charter Township

Planning Commission Memo

Meeting Date: September 28, 2023

AGENDA ITEM: VI.3.a FILE NUMBER: 221222DH
PROPOSED REQUEST: Site Plan Review PROPERTY ZONING DISTRICT:

and PUD Rezoning Consideration Residential (RL-10) & Single-Family
ADDRESS: 8190 Division Avenue SE Residential (RL-14)

PARCEL NUMBER: 41-22-18-300-012 PROPERTY SIZE: 16 Acres
APPLICANT: Dan Hibma, 8190SD LLC REPORT BY: Dan Wells, Community

Development Director; Natalie Davenport,
Assistant Planner




Planning Commission Memo Meeting Date: September 28%, 2023

OVERVIEW

The applicant requests approval of a Planned Unit Development rezoning and site plan for a mixed-use
development on Division Avenue. The plan includes six mixed-use buildings facing Division Avenue (12
commercial units on the first floor and 12 apartment units located on the second floor), 35 townhome units in
six two-story buildings, and 144 apartment units in six three-story buildings. All residential units will be at
market rate. Connections for a future bike path and roadway connection to Brewer Park are integrated.
Amenities on the site include an office/community building, nature trails, access to Brewer Park, a dog park,
and open spaces. The PUD is conceived as a mixed-use plan, with commercial buildings facing Division Avenue
and connected via pedestrian paths and streets to the residential area downslope.

Traffic within the development will be served by private driveways with access from Division Avenue. The
buildings will tie into the adjacent public sanitary sewer and water system maintained by the Byron Gaines
Utility Authority (BGUA). The stormwater management for the site will follow the current standards of Gaines
Township.

Changes made to the plan set since the 6/22/2023 Planning Commission meeting include:

e Parking has been added near the commercial/residential units along Division Avenue.
e Revised footprints for the two-story end cap buildings along the SE portion of the site have been
provided.
e Signage details have been provided.
¢ The grading was modified along the north property line to minimize tree removal adjacent to Brewer
Park Condominiums.
e Sidewalks/patio areas for the commercial buildings were modified.
e The Landscape plan was updated, which includes the following:
o Additional screening along the north and south perimeter areas has been provided.
o The streetscape along the Division frontage has been modified.
¢ Apartment building and cap elevations were provided.
e Apartment building front elevation with two-story step-down option was provided.
e Trash compactor details were provided.

Surrounding zoning:

NORTH: Brewer Park
Condominiums PUD

| WEST: Division Ave SUBJECT PARCEL: RL-10/RL-14 EAST: RL-14
SOUTH: RL-10/RL-14
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1 A  J RIN D ZONING LEGEND
L9 RINGDO __ZoneLccEu

A-B, Agricultural/Argi-Business
I:l A-R, Agricultural/Rural-Residential
[ | RL-10, Residential
[ ] RL-14, Single Family Residential
|:| R-3, Multiple Family Residential
[ R-4, Mobile Home
- 0-8, Office Service

I:l C-1, Neighborhood Commercial
- C-2, General Commercial
I:l PUD, Planned Unit Development

I:l I-1, Light Industrial
I:l I-2, Heavy Industrial

I ~uD-LsSP, Large Scale Plan

‘ . - PUD-MR, Mineral Removal

ELIGIBILITY CRITERIA

Staff believes the project is eligible for PUD review. The Planning Commission and Township Board must
find that the project will result in a recognizable benefit to the Township to approve the PUD and rezoning.
One owner will control the project and will finance the project using conventional lending.

In all, there are 191 dwelling units proposed. The gross density of the site is 11.8 units per acre, and there
are 3.4 acres of townhouses, 10.8 acres of apartments, and 2 acres of mixed-use commercial with upper-
floor apartments.

The site layout is designed with roadways that incorporate pedestrian elements, adequate landscaping
including shade trees, common open areas including a yard and dog park, and garages to the rear of the
buildings.

PROCESS
Review of the PUD application is subject to the following process:

1. Preliminary PUD plan review and Planning Commission approval based on Section 11.1 (Preliminary review
was tabled by the Planning Commission on March 24, 2022; the second preliminary review was held a year later
on March 23, 2023).

2. Final Planning Commission PUD plan review based on Section 25.3 and a public hearing (June 22", 2023).

3. Recommendation concerning the final PUD plan and rezoning by the Planning Commission

through a resolution and draft ordinance (September 28", 2023 — TBD).

4. Review by the Township Board at first reading.

5. Review, public hearing, and consideration of the final PUD plan and rezoning by the Township Board

at second reading.

SUBMITTAL REQUIREMENTS

The applicant provided a complete application with fees. A PUD plan was provided, along with a narrative
concerning the project. Additionally, proposed building elevations were provided for review. The
applicant has primarily satisfied the requirements of Section 10.5 Preliminary Plan - Submittal
Requirements.
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PUD STANDARDS OF REVIEW

The preliminary PUD request has been reviewed using the applicable review standards of Section 11.1,
Planned Unit Development - General Review Standards. Additional information is included over the following
pages concerning review considerations and standards.

A. Consistency with Master Plan and Zoning Ordinance: The Planned Unit Development must further the goals
and objectives of the Township Master Plan and must be consistent with it. It must also be consistent with the
intent and purpose of this Zoning Ordinance.

Meets standard. The proposed development lies within a parcel designated as Village Center as prescribed in
the 2023 Future Land Use Plan.

The 2023 Master Plan states the following about the Village Center category:

“This mixed-use category is intended to be used for new urbanist ‘village center’ areas and integrates multiple
uses at a pedestrian scale. The category is envisioned as a walkable main street with pedestrian scale
commercial/retail/office use either vertically stacked with, or surrounded by, high or medium density
residential.”

And;

“The intent of the Village Center is to create by design a blend of structures and uses which are compatible in
both form and function, thus allowing residential and more intense uses to coexist in the same area. The
elements of a Village Center district include:

e Strong architectural design standards.

e Asense of place and community integrating public spaces.

e  Multi-story Buildings with shared uses, such as residential and office or commercial in one building.

e Wide sidewalks.

e Pedestrian scale street lighting.

e Accessibility to existing or new parks.

e Plazas and/or public gathering places.

e Limited front yard parking with most of the parking in the rear or side yard.

e Site improvements that encourage the use of alternative forms of transportation (e.g., bike racks,
transit shelters).

e Varying setback requirements dependent upon the building type, height; and location.

e Restaurants with outdoor dining areas.

e Attached town homes.”

The current zoning ordinance does not provide the ability to create a mixed-use project “by right,”
necessitating the PUD rezone to implement the vision for this area. In terms of the intended uses, the
commercial/residential buildings along Division Avenue and the apartments and townhomes behind them
meet the goals of the master plan for this area.

If the Planning Commission finds that all of the review standards as outlined in Sections 11.1 and 25.6 of the
zoning ordinance are met, then consistency with the zoning ordinance will be achieved.
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B. Aesthetics: The Planned Unit Development must be aesthetically pleasing and be an integrated development
with respect to building facades, building materials, landscape and berming, noise and visual screening
mechanisms, and signs. It should contribute to creating a distinctive attractive community with a strong sense
of place.

Meets Standard. The design of the buildings is in the New Farmhouse architectural style, a modern and
picturesque style that is well suited for apartment buildings along this stretch of Division. In terms of layout,
the “main street” approach to street layout forms an attractive neighborhood feel, and internal sidewalks
connect apartments with the commercial buildings along Division Avenue which reinforces walkability.
Concept plans indicate tree-lined streets and architectural details along building facades to make the complex
an attractive development.

C. Compatibility with Adjacent Uses: The Planned Unit Development must be compatible with surrounding
uses. Efforts must be made to reduce any adverse effects on surrounding uses.

Meets Standard. The north and east property lines are buffered with tree lines and Brewer Park respectively.
The south property line is buffered by a driveway and a proposed eight-foot-wide multi-use path. The south
property line parkway is relatively narrow but buildings to the north of the property line are two stories and
set back 60-70 feet so they will not loom over the neighboring property. The west property line fronts Division
Avenue and residential buildings are buffered from it by the mixed-use buildings.

D. Density: The density requirements of the proposed Planned Unit Development shall be based on the
underlying land use district in the Master Plan. The Township Board, upon recommendation of the Planning
Commission, may vary the density requirements if doing so would result in a development that better achieves
the intent of the Master Plan.

Meets standard, with consideration. The estimated density for the overall site is 11.87 dwelling units per acre
(gross density). The 2023 Master Plan does not outline density requirements for the Village Center category,
but states the following:

“Plans should encourage higher residential density and neighborhood commercial land uses in the village
center areas, and taper to lower intensity uses towards the margins, or match the adjacent land use.”

Brewer Park Condominiums to the north were approved with a gross density of 3.7 dwelling units per acre.
The subject parcel is surrounded by Brewer Park Condominiums, one single-family home, and a vacant lot to
the north, Brewer Park to the east and southeast, and a single-family home to the southwest. Division Avenue
and Byron Township are located directly west. Although the proposed plan does not match the adjacent land
uses in terms of density, staff believes that the plan has mostly been designed to taper the lower-intensity
uses (e.g. parking) toward the margins.

The northern portion of the proposed site plan contains a detention basin, wooded preserve, community
building, and enclosed and open surface parking areas. The southern portion of the site is proposed to have
an eight-foot-wide bike path adjacent to the existing single-family home on the southwest periphery. The rear
(eastern) portion of the site shows a wooded preserve, nature trail, and boardwalk, which tapers the lower
intensity uses to the rear margin.

There are higher-intensity uses near the southeast corner of the site and the western boundary, however, the
applicant has taken feedback from the Planning Commission and scaled down the end-caps of the 3-story
apartment buildings to two stories to soften the view of the buildings from adjacent properties. The western
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portion of the site adjacent to Division Avenue shows six commercial buildings setback 12 feet from the front
property line. However, the location of higher-intensity uses along the margins is essential to achieve the
intent of the Village Center designation as the locations of the higher-intensity uses allow for multi-story
buildings with shared uses, limited front yard parking with most of the parking in the rear or side yard,
accessibility to existing or new parks, and site improvements that encourage the use of alternative forms of
transportation. If the higher intensity uses were not located near the margins of this site, the above criteria as
outlined in the master plan would not be able to be met.

Although there are higher intensity uses toward the margins of the proposed development, staff is
recommending that the Planning Commission make a recommendation to the Township Board of Trustees to
vary the density requirements for this project as permissible by the zoning ordinance. The proposed site plan
is consistent with the intent of the master plan and approval of the PUD as presented would result in a
development that better achieves the intent of the master plan.

Also to consider; the apartment buildings tend to be downslope from the Division Avenue corridor due to the
slope of the land to the east and the perception of building height will be minimized.

E. Traffic: The Planned Unit Development shall be designed to minimize the effect of traffic generated by the
proposed development on surrounding uses. Consideration should be given to: 1) The amount and type of
traffic generated by the proposed project and capacity of existing and proposed streets to safely absorb that
additional traffic, 2) Whether the streets and pedestrian walkways within each project are designed to
facilitate safe pedestrian and vehicular traffic flow patterns, 3) All points of ingress and egress to the project
shall be located and designed to maximize safety.

Meets Standard. The entrance roads and internal driveways are located for adequate circulation of both
residential and retail traffic, as well as emergency vehicle access. Division Avenue is designed to handle all the
traffic generated by the development. The Kent County Road Commission will review all entry/exit curb cuts,
and the Fire Inspector will review emergency access. One of the main entrance points to the development,
“Main Street” on the site plan, will only allow for right turns out of the development due to the slope of the
existing roadway and nearby drive approaches on the west side of Division Avenue. This design will help to
maximize traffic safety in and out of the development. Pedestrian sidewalks are located appropriately along
internal roadways and enable good access throughout the site.

One thing to note is that the southern 26’ wide access drive around the townhomes has been rerouted to
direct traffic north-south rather than east-west. This was done to add more parking around the retail and
residential units along Division Avenue. The curved street will allow for safe vehicular flow as the 26’ alley
width is still maintained. Additionally, there will be less traffic congestion in the parking lot behind the three
southern commercial/residential buildings along Division Avenue as the alley access bends to the south and
does not direct traffic through the parking lot.

F. Protection of Natural Environment: Each project shall be designed to minimize adverse effects on the
environment. Special emphasis shall be placed on maintaining the quality of air, soils, groundwater, streams,
wetlands, and rivers.

Meets Standard. The land slopes down to the east and ends up in a wetland channel that abuts Brewer Park.
A stormwater retention basin will be placed to prevent flash flooding of the downslope wetlands. The
wetlands will not be developed, except for a proposed boardwalk connecting the development to Brewer
Park.
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G. Schools: Whether a project can be served by existing schools and school related facilities and the impact
upon schools if the property is developed in accordance with the Planned Unit Development plans or in
accordance with the conventional zoning district requirements shall both be considered. In addition, streets
and pedestrian walkways shall be designed and located in any project to facilitate the ability of students to
make the best and safest use of existing schools and school related facilities.

Meets Standard. The project lies within the Byron Center Public School District, which has recently expanded
school facilities and is well-situated to handle additional students. The internal driveway system allows for the
safe pick-up and drop-off of school-age children.

H. Public Facilities: The Planning Commission shall consider the impact a project will have on: 1) Public safety
and protection services. 2) Water and sewer facilities. 3) The costs for such services. Each project shall be
designed and located so as to facilitate use of, access to, or the logical expansion or extension of existing
facilities in order to minimize any adverse financial or other impact upon the Township and to promote public
health and safety.

To be determined, condition recommended. The plans are currently being reviewed by the Fire Department.
The applicant will be responsible for utility connection fees and construction costs.

As of August 30, 2023, the Fire Inspector did not see any issues with the site plan but requested additional
information from the applicant. Staff will continue to work with the applicant to ensure that the Fire
Inspector’s comments are addressed. The plans are subject to review and approval by the Fire Inspector prior
to the issuance of any building permits.

I. Water, Sewer, and Drainage Systems: A Planned Unit Development shall be served by a public or private
water and sanitary sewer systems. The Kent County Health Department and/or the Township Engineer must
approve the systems. A PUD shall also have a drainage system for surface water run- off which the Kent
County Drain Commission and / or the Township Engineer must approve.

Meets Standard. No water or sewer extensions are necessary; the property will be connected to an existing 12"
water main located on Division Avenue, and sewer will be connected to an existing 12” sewer line that runs
through the property. Both existing utility lines will adequately serve the project demand. Stormwater will be
managed by the excavation of a detention basin on the north side of the site that will ultimately discharge into the
wetland along the east side of the site.

The applicant is required to receive approval for final utility plans from the Township Engineer prior to the
issuance of building permits.

J. Open Space: The Planning Commission and Township Board should consider whether the PUD permanently
preserves significant amounts of open space or significant natural features. The Township Board may require,
upon recommendation of the Planning Commission, that natural amenities such as, but not limited to, ravines,
rock outcrops, wooded areas, tree or shrub specimens, unique wildlife habitat, ponds, streams, and wetlands
be preserved as part of the open space system.

Meets Standard. Vegetation along the north property lines will be preserved where they fall outside of areas
that need to be cleared for construction activities. The applicant has also proposed several rows of evergreen
trees be planted along the northern boundary of the site. The most environmentally sensitive component of
the site, the regulated wetlands and creek at the bottom of the hill on the eastern end of the property will not
be disturbed except for a boardwalk that will lead to a nature trail connecting to Brewer Park.
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K. Non-Motorized Transportation Network: Projects within an identified trail network corridor may be required
to construct a portion of the trail.

Meets Standard, with consideration. The 2010 Non-Motorized Transportation Plan identified a potential trail
connection in this vicinity that would connect Division Avenue with Brewer Park in the 10-20-year timeframe.
A ten-foot-wide multi-use path is indicated along the southern property line that leads from Division Avenue
to an access road connecting the main street to Brewer Park. This connection would be made by the
construction and maintenance of the path noted on the site plan as “by Kent Co. Parks Dept.” Staff has
reached out to the Kent County Parks Department to confirm that the long-term maintenance of the trail is
provided for. Staff is still awaiting a response from the County and is therefore recommending a condition of
approval that the applicant secure written approval from the Kent County Parks Department guaranteeing the
long-term maintenance of the pathway.

The off-street trail planned in this location is an extension of a significant east-west connector through the
central area of the township. Considering that a PUD must demonstrate a recognizable benefit to the
community in exchange for development flexibility and increased density, this detail must be clarified prior to
the final approval of the project.

STANDARDS OF REVIEW

The request has been reviewed using the applicable review standards of Section 25.6 Site Plan Review
Standards. Additional information is included on the following pages concerning site plan review considerations
and standards.

A. Adequacy of Information: Whether the required information has been furnished in sufficiently complete and
understandable form so as to allow an accurate description of the proposed use(s) and structure(s) in terms of
density, location, area, height, bulk, placement, setbacks, performance characteristics, parking, and traffic
circulation.

Meets Standard, with consideration, conditions recommended. The site plan mostly complies with the
ordinance requirements, with some proposed PUD modifications to be considered.

Building. The proposed architectural design and building materials are compatible with the surrounding area.
The apartment buildings tend to slope downward from the Division Avenue corridor due to the slope of the
land to the east; given the slope, the perception of building height will be minimized. Additionally, the
southern end caps of two of the three-story apartment buildings have been reduced to two stories.

Dumpster Enclosure. Elevation drawings for the dumpster enclosure have been provided. A 16’ x 50’ trash
compactor has been proposed at the southwest corner of the development. The compactor will be completely
enclosed inside a vinyl-sided building and is proposed 23 feet from the southern property boundary and 25
feet from the front. Staff believes that the trash compactor is adequately screened and meets the ordinance
requirements. Photos of what the enclosure will look like have been provided in the packet.

Dimensional Requirements. The proposed setbacks and building heights require PUD modifications.

. The front required setback is 35 Feet, and the proposed front setback is 12 Feet.

. The side required setback is 8 Feet, and the south side proposed setback is eight (8) feet (i.e., the
proposed garages). The north side proposed setback is 52 Feet.

. The rear required setback is 35 feet, and the proposed rear setback is 40 Feet.

. In the RL-10 and RL-14 zoning districts, building heights are limited to 35 feet or 2.5 stories, whichever
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is less. All the proposed building types comply with the ordinance requirements, except for the 3-story
apartment buildings, which are proposed at 45 feet in height, thus requiring PUD modifications.

. The building separation distances are compliant with fire code regulations (minimum 10-foot
separation distance).

Parking. The parking requirements are mostly met, with some PUD modifications/reductions required. A total
of 483 parking spaces have been proposed.

Commercial with apartments above: There are six commercial buildings with two tenant bays in each, for a
total of 12 commercial units with 12 two-bedroom apartment units on top. Each commercial unit will be 1,200
S.F. (20’ x 60’) in floor area, for a total of 14,400 S.F. of commercial space.

Commercial:
If we use the convenience retail standards: 4 parking spaces (required) x 1,000 square feet gross floor area
(14,400 square feet total) = 58 parking spaces would be required, and 52 are provided.

Since we don’t know what the commercial uses will be, Staff has chosen one of the stricter requirements (i.e.,
convenience retail) for calculating parking minimums. For example, low-intensity retail requires 2 parking
spaces per 1,000 S.F. of gross floor area, financial institutions require 3 parking spaces per 1,000 S.F. of gross
floor area, and offices require 3 parking spaces per 1,000 S.F. of gross floor area.

Since the uses will likely vary, and there is more parking along the main street, staff believes that the number
of parking spaces provided for the commercial units is adequate.

Second-Floor Apartments:

Each apartment above the retail stores will have two bedrooms. The zoning ordinance requires 2 parking
spaces per unit for two-bedroom multi-family dwellings. Two shared parking spaces per unit are proposed.
2 parking spaces (required) x 12 apartment units = 24 required; 24 provided.

Townhouses: 103 parking spaces proposed. These are considered one-family dwellings since they have
separate entrances. Only one (1) parking space per unit is required. The applicant has proposed 2.94 parking
spaces per townhouse unit.

Apartments: 304 parking spaces proposed. Two (2) parking spaces per unit are required since the apartments
are two bedrooms. 288 parking spaces are required, with a total of 304 provided. The applicant has proposed
2.11 parking spaces per apartment unit.

. Parking spaces are compliant at nine (9) feet wide and 18 feet deep. The parallel parking spaces are
compliant at eight and a half (8.5) feet wide and 22 feet in length.

° The narrowest drive aisle is proposed at 26 feet wide, which is compliant with Section 15.7.

. Bumper guards have not been provided on the site plan. Although a requirement of the zoning

ordinance, bumper guards are often problematic for snow removal and can create a trip hazard. Staff
recommends that the requirement for bumper guards in the parking lots be waived.

. Section 15.4 allows the Planning Commission to permit a reduction from the minimum parking
standards if it is determined that the requirements of this chapter would result in an unneeded
number of spaces. Although the commercial units with apartments above are slightly below the
minimum parking standards, staff believes that the proposed number of parking spaces is adequate to
serve the site.
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Signage. Sign plans have been submitted. Two 12’ x 5’ (60 S.F.) signs have been provided on both the north
and south sides of the main street at Division Avenue. The purpose of these signs is to provide identification
for the residential community.

At each vehicular entry point, wall-mounted marquee signs above the window oriented toward traffic flow on
the main frontage have been proposed. Each commercial tenant bay also has a wall sign proposed, for a total
of 12 wall signs and four (4) wall-mounted marquee signs. The dimensions of these signs have not been
provided. If the Planning Commission and the applicant see fit, Staff is recommending that each mixed-use
building fronting Division be considered a two-tenant building which under commercial zoning allows 100 S.F.
per building (typically 50 S.F. per tenant bay in this case), and the marquee signs do not exceed 80 S.F. per
sign.

Lighting. A lighting plan has been submitted in accordance with Section 18.5. Note that the lighting plan
indicates high light levels at the southern periphery due to “A@9’” fixtures along the back wall of the garages.
These are misplaced lights and indicate candlepower readings as if they are carports rather than enclosed
garages. The light levels in these areas are anticipated to be 0.0.

The light poles are compliant with the height requirements. The maximum lighting on site is proposed at 16.5
footcandles, which is compliant with the ordinance requirements (the maximum allowable is 20 footcandles).

Staff is recommending the following changes to the photometric plan, with consideration:

. The setbacks of the light poles have not been provided. The photometric plan shall be revised to show
the setback distances of the proposed light poles to the property lines to be reviewed and approved
administratively.

. Staff is also recommending a condition of approval that any fixture or luminaire with a lamp shall be a
full cut-off type fixture.
. An updated photometric plan showing compliant footcandle calculations shall be provided and

approved administratively by staff, unless the Planning Commission decides to make an exception to
the footcandle requirement since the adjacent property, Brewer Park, will be buffered by the existing
tree line to the south. The higher footcandle measurement at this portion of the site may also help to
illuminate the extended pathway into the park.

Landscaping. A landscaping plan has been submitted in accordance with Section 16.3. Several changes have
been made since the last review. During the public hearing in June, there was concern over the height of the
street trees along Division Avenue and the lack of a visual buffer on the northern portion of the site adjacent
to Brewer Park Condominiums.

In the front yard, 297.92 points are required, and 259.25 points are provided. This is due to the scaling back of
the street trees based on concerns that the Kent County Road Commission may not approve the previously
proposed landscaping plan. The current landscaping plan shows a combination of shrubs and perennials on
the traffic island at the main street and Division Avenue, and the English Oak was removed. Parking lot
landscaping requires 363 points, and 390 points are provided. Several evergreen trees have been provided
north and south of the detention basin, as well as adjacent to the two single-family residential parcels to the
north.

Staff believes that the applicant has provided reasonable landscaping for the development, and recommends
that the Planning Commission waive the front yard landscaping point requirement due to the need for
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enhanced visibility and the existing utilities within the right-of-way.

B. Compliance with Township Master Plan: The site plan must comply with the Township Master Plan and its
goals and objectives and any secondary plans that may have been adopted by the Township for the area
containing the site.

Meets standard. Please Review Standard 11.1 (A) above.

C. Compliance with all Township Ordinances and Other Laws: The site plan must comply with the standards of
this Ordinance and all other applicable Township ordinances, as well as all county, state, and federal
regulations and laws.

Meets standard, condition recommended. The applicant is required to secure all applicable township and
outside agency approvals prior to site development, including the Township Engineer/BGUA, Fire Department,
Kent County Road Commission, Kent County Drain Commission, and EGLE.

There are a number of items for consideration to determine whether the proposed development is compliant
with the zoning ordinance requirements. The project is being proposed as a PUD, which leaves room for
design flexibility to carry out the goals and intent of the master plan. If the Planning Commission finds that the
standards of review for Sections 11.1 and 25.6 are met, then compliance with the ordinance will be achieved.

D. Configuration of Uses: Whether there are ways in which the configuration of uses and structures could be
changed that would improve the effect of the development on adjoining and nearby properties, persons,
activities, and on the community, while allowing reasonable use of the property within the scope of district
regulations and other regulations of this Ordinance that are applicable to the property and the proposed use
and structures.

Meets standard. The proposed final PUD plan has been modified throughout the process to meet the
guidelines of the Gaines Charter Township 2023 Master Plan and the expectations set by the Planning
Commission.

E. Preservation of Natural Features: The landscape, natural features, and topography shall be preserved in its
natural state, insofar as practical, by minimizing tree and soil removal and alteration of natural features, and
any grade changes shall be in keeping with the general appearance of neighboring developed areas.

Meets standard. Some grade changes will need to be made, which will require a soil erosion and
sedimentation control permit from the KCRC prior to the start of any site work. Several trees will be removed
throughout the project; however, the proposed landscaping will help to keep the site in keeping with the
general appearance of neighboring areas. The wetlands will be preserved except for a proposed boardwalk
and nature trail.

F. Privacy: The site design must provide reasonable visual and sound screening and privacy for dwelling units
on the site and on adjacent properties using fences, buffers, berms, and other measures, as appropriate.

Meets standard. The vegetation and natural features (i.e., detention basin, preserved wetlands, etc.) on the
northern and eastern boundaries will provide reasonable privacy measures for adjacent properties. The
proposed pathway and existing treeline on the southwest boundary will provide reasonable screening
measures for the residential property to the south. The southeast corner does not show any privacy measures
other than an existing treeline, but this is subject to be removed if the proposed pathway is extended as a
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future drive to access the park. However, since the adjacent use on the southeast corner is a park, staff
believes that there are reasonable privacy measures accounted for.

G. Safety: Buildings and uses shall be arranged and designed to provide emergency vehicle access. Site plans
shall conform to all applicable fire codes.

Condition recommended. All site plans, along with measures for fire protection and access, are subject to
review and approval by the Fire Inspector.

H. Vehicular Circulation: The site design shall provide safe, convenient, and well defined vehicular and
pedestrian circulation within and to/from the site. Access to/from the site shall be designed to minimize
conflicts with traffic on adjacent streets. Shared curb cuts and service drives shall be utilized as necessary to
reduce traffic conflicts and improve the functionality of the site.

Meets standard, condition recommended. Traffic within the development will be served by private streets
with three separate access points on Division Avenue. The middle access point, shown as “Main Street” on the
site plan, has been designed for right-turn egress from the development, which has been designed to
minimize traffic conflicts on adjacent streets. Within the development itself, the street plan has been designed
to adequately move traffic internally. All work within the public right-of-way and public roads must be
approved by the Kent County Road Commission.

1. Pedestrian Circulation: The site plan shall provide a pedestrian circulation system that is insulated as
completely as is reasonably possible from the vehicular circulation system for safety and convenience.

Meets standard. The site plan has been designed to promote pedestrian circulation throughout the
development. Each residential building is served by a sidewalk, and there are sidewalks on both sides of the
street along the main street. There is also a sidewalk proposed along Division Avenue, which is required when
connecting to public sewer.

J. Drainage: Site plans shall conform with the Kent County Drain Commission’s surface water drainage
standards and to the Township Stormwater Ordinance (and other applicable Township ordinances) with special
attention given to proper site drainage so that removal of storm water will not adversely affect neighboring
property owners. Stormwater management system and facilities shall preserve the natural drainage
characteristics and enhance the aesthetics of the site to the maximum extent possible.

Condition recommended. Stormwater and utility plans are subject to review and approval by the Township
Engineer.

K. Traffic Impact: Measures must be taken to reduce any adverse effects on existing roads, circulation patterns
on the roads, or access to the site from the expected volume of traffic to be generated by the proposed use.

Condition recommended. The Kent County Road Commission may require a traffic study during its review of
driveway access to the development.

L. Hazardous Materials: Sites which include storage of hazardous materials or waste, fuels, salt, or chemicals
shall be designed to prevent spills and discharges of polluting materials to the surface of the ground,
groundwater or nearby surface water bodies. Each site shall be designed to meet all applicable state and
federal regulations.
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Not applicable.

M. Public Health, Safety, or Welfare: The site plan must be adequate to provide for the health, safety, and
general welfare of the persons and property on this site and in the neighboring community. The site plan and
proposed buildings and uses must be reasonable and promote the goals and intent of this Ordinance. All
elements of the site plan shall be designed to take into account the site’s topography, the size and type of lot
involved, the character of the adjoining properties, and the type and size of buildings. The site shall be
developed so as not to impede the normal and orderly development or improvement of surrounding properties
for uses permitted in this Ordinance. The site plan must be harmonious with and not injurious to existing and
projected uses in the immediate area.

Meets standard, with consideration. The site plan has been designed to promote the goals and intent of the
zoning ordinance and master plan. The proposed development intends to preserve wetlands and reduce the
limits of disturbance along the perimeter of the site. The landscaping plan will ensure an aesthetically pleasing
mixed-use development.

Three of the three-story apartment buildings are within the 200-foot recommended buffer from the property
line. Also, the three-story apartment buildings are taller than 35 feet in height, thus requiring PUD
modifications. There is some room for flexibility on the placement and height of the three-story apartment
buildings since the project is proposed as a PUD. The applicant has also scaled down the end caps of two of
the three-story buildings to be stories at the property boundaries. Since the apartment buildings will be
downslope from the Division Avenue corridor, thus minimizing the perception of the building heights, staff
views this as a reasonable tradeoff as the layout is critical to the main street design of the overall project.

STAFF RECOMMENDATION

Once certain elements of the plan are discussed (noted “with consideration” throughout the memo), staff
recommends that the Planning Commission make a positive recommendation to the Township Board of
Trustees via written resolution (enclosed) to approve the final PUD plan and rezoning with the following
conditions:

Any fixture or luminaire with a lamp shall be a full cut-off type fixture.

2. The applicant shall provide a revised lighting plan showing the proposed setback distances of the light
poles to the property lines to be reviewed and approved administratively.

3. The number of parking spaces indicated on the site plan is adequate to serve the site.
Bumper guards will not be required within the development.

5. Secure all Township department and outside agency approvals:
a. Township Engineer/BGUA
b Fire Department
c Kent County Road Commission
d. Kent County Drain Commission
e Department of Energy, Great Lakes, and Environment (EGLE).
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Application for Zoning Approval

Project Address | 8490 pivision Avenue SE

! Owner Name 819080. LLC

Owner Address | bey gox 2607, Grand Rapids, MI 49501
Parcel Number(s): | 41-22- 18-300-012 41-22- ‘

Description of Mixed Use .
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ProjectiUse 35 Townhome Units

144 Apartment Units

Applicant/Contact Dan Hibma

Phone/Email | 646) 534-5792 / dhibma@land-co.com
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requirements of all applicable Township ordinances. |also grant Township staff permission to enter onto the subject property in

review of this application
Signature / / C_/j —— ' o )

|
|
| - - ——
|
|
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appropriate Worksheet as part of your application packet - See staff for more information

To()vnéﬁip Use Only

Current Zoning District: RL-14 RL-10 R-3 R-4 C-1 C-2 0-S -1 -2 PUD AR A-B

One/Two-Family Construction Rezoning/PUD Rezoning Land Division
Special Use Permit Request PUD Amendment Text Amendment
Zoning Board of Appeals Request Site Plan Review
Subdivision/Site Condo Review Other

DENIED APPROVED APROVED, WITH CONDITIONS WITHDRAWN

ZONING ADMINISTRATOR SIGNATURE
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7 Redpointe Maple Acer rubrum 'Frank Jr.' 2"cal TX10="10 ron ar andscapin eguire 2. All plantings shall be mulched with 3" shredded premium hardwood bark mulich.
P i N, fE . idad b int #ad Tregs in rI.ia?wn areas shall receive a 6' diameter b%rk ring 3" deep.. ISSUED FOR:
Royal Raindrops Flowering Crab Malus 'Royal Raindrops' 2" cal. &xb=48 545.84'In. ft. of frontage divided by 2 = 297.42 points require 3. The landscape contractor shall remove any twine that is wrapped around .
5 " = " p—— (1449 points from Trees ¢ 1449 points from Shrubs) thet}‘rur:k of ?tgee ortsbhrltlJtt) as well atshthe totpﬂthird off_antyI burlapf Re{nove e)t(ce?s st]on 05/31/22 Site Plan Approval
i i i 5' ht. & x =18 - on the top of the root ball to expose the root flare or first layer of roots prior to plantin 08/25/23 Site Plan A |
White Pine Pl.nus Birckus Proposed: Points from Trees = 108 Use a wiPe cutter to make 3-5 guts in the wire basket to aI?’w roots to grow thﬁ)ugh & iiia
12 Black Hills Sspruce Picea glauca var. densata s' ht. 12x 10= 120 Proposed: Points from Shrubs = 144 5. 9i'r\mlc?ité’ar?eldeg?\eﬂ?g;lllatr,neol:ss%decf:?fzeacil. planting areas. Aluminum edging shall be used only
i iesii S' ht. 24 X 10=240 . Poi jals = 6. Parking Islands shall be back filled with at least 24" of topsoil. Amend the topsoil
24 Douglas Fir Pseudotsuga menziesii Proposed: Points from Perennials = 2.25 with cgmposted manure and mix into the topsoil at a deth’h of 6-12". Any ag%regate
Front Yard Total Proposed Pointes = 259.285 or stone from the construction of the parking lot shall be removed prior to backfill.
7. Lawn areas shall recieve at least 4" of topsoil and hydroseeded. Check with specifications
SHRUBS for topsoil availability or contact project manager. Topsoil for lawns shall be appropriate for
k. t d . . d - growing and sustaining a healthy lawn. AIL lawns shall be hydroseedoed with a seed blend
q Doubs Frosted Juniper Juniperus chinensus 'Doubs Frosted' 18-24" spd. Ax3=27 —Q—LL—LLQ—QH In o andscaping Re IrFed: 2 ‘585‘/3'3'2233305@5 ggtsl::%keyggezgc{gf %fgvfnggrgggéﬂemegrass i
: i i igt ' _mgn w 242 required parking spaces x 1.5 = 363 pointe required ja 8. Maintenance of the landscape shall be provided for by the owner and include fertilizin
22 Show Off Forsythia Forsythia x intermedia 'show Off 18-24"ht. 22x2=44 q % g sp P g = o“:wn a?jd plan} el yp:arlzgrunir?ghtop dressin*é O olor, afaas auer Otheryegr SCALE
: ; ; i ida " iwit - " = . i = and provide 1" of water per week during the growing season.
32 Spilled Wine Weigela Weigela florida 'Bokraspiwi 18-24" spd. S2x2=64 Proposed: Points from Trees = 290 9. Plant materials shall be chosen and installed in accordance with standards recommended 1"=50'
14 Little Devil Ninebark Physocarpus opulifolius "Little Devil" 18-24"ht. Tx2=14 Parking_got Total Progosed Points = 340 by the County Cooperative Extension Service or American Nursery Association.
15 Spartan Juniper Juniperus Chinensis 'spartan' 4' ht. 15 x3 =225 Know what's below.
AND EXCLUSIVE PROPERTY OF DS LANDSCAPE MANAGEMENT, INC. PUBLICATION OF THIS
Y’ call before vou dlg' DRAWING IS LIMITED ONLY TO THE SPECIFIC PROJECT AND/OR SITE. REPRODUCTION,
PUBLICATION, REUSE OR MODIFICATION OF THIS DOCUMENT IN WHOLE OR IN PART IS sH EET NUMB ER
PERENN'ALS m}"ﬁsg&Eg?nfchmD WITHOUT PRIOR WRITTEN CONSENT OF D.J.'S LANDSCAPE
18 Rozanne Geranium Geranium 'Rozanne' 1 gal. 2.25 I—" 1
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CHARTER TOWNSHIP OF GAINES
COUNTY OF KENT, MICHIGAN

RESOLUTION NO. 23-XX-XX-PC
BREWER PARK APARTMENTS PLANNED UNIT DEVELOPMENT

The following resolution was offered and adopted by the Gaines Charter Township Planning Commission
at a regular meeting held on , 2023.

Members Present:

Member Absent:
The following resolution was offered for adoption by Planning Commissioner and supported by
Planning Commissioner to document the findings and the recommendations of approval by the

Gaines Charter Township Planning Commission (“Planning Commission”) regarding a request made by
Dan Hibma for rezoning to Planned Unit Development (“PUD"”) and a final site plan for the PUD to allow
for a mixed-use development containing 191 dwelling units and 12 commercial units.

STATEMENT OF FINDINGS

Section| General Background:

1. The Planning Commission is authorized to review Planned Unit Developments and make
recommendations to the Township Board.

2. The land is legally described as:

Land situated in the Township of Gaines, County of Kent, State of Michigan, described as follows:

All that part of the South one-half (S 1/2) of North Forty (40) Acres of West fractional one-half (1/2)
of Southwest fractional one-quarter (1/4) of Section lying East of the center line of Division Avenue
Road (so-called) (Excepting and reserving therefrom commencing at the North-west corner thereof
and running thence East 340.85 feet: thence South Nine (9) Rods: thence West to center line of
Division Avenue Road and thence Northerly along the center line of said road to beginning)

being in Section 18, Town 5 North, Range 11 West. The above may also be described as follows:

That part of the south 742 feet of the North 1483 feet of the West fractional 1/2 of the Southwest
fractional % of Section 18, Town 5 North, Range 11 West, Gaines Township, Kent County Michigan,
lying East of the centerline of State Trunk Line US-131, Except the North 148.5 feet of the West 340.85
feet thereof.

3. The Planning Commission held the official public hearing on the PUD project on June 22", 2023.
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4. The applicant seeks approval for a PUD rezoning and final site plan for a mixed-use development
containing six (6) commercial / retail buildings along Divison Avenue with 12 commercial units and 12
apartments located on the 2nd floor, 35 2-story Townhome units in 6 buildings and 144 apartment
units in 6 3-story buildings. Garages and open parking will be provided for each unit.

5. This resolution considers the plans last revised on July 26, 2023.
Section Il Findings:

Based on the material and plans submitted, a review of the relevant portions of the Gaines Charter
Township Zoning Ordinance (“the Zoning Ordinance”), the applicant’s presentation at the public hearing,
and Township Staff’'s recommendation, and other factors, the Planning Commission hereby adopts the
following findings based on Section 11.1 Planned Unit Development General Review Standards:

The preliminary PUD request has been reviewed using the applicable review standards of Section
11.1, Planned Unit Development - General Review Standards. Additional information is included over
the following pages concerning review considerations and standards.

A. Consistency with Master Plan and Zoning Ordinance: The Planned Unit Development must further the
goals and objectives of the Township Master Plan and must be consistent with it. It must also be
consistent with the intent and purpose of this Zoning Ordinance.

Meets standard. The proposed development lies within a parcel designated as Village Center as
prescribed in the 2023 Future Land Use Plan.

The 2023 Master Plan states the following about the Village Center category:

“This mixed-use category is intended to be used for new urbanist ‘village center’ areas and integrates
multiple uses at a pedestrian scale. The category is envisioned as a walkable main street with pedestrian
scale commercial/retail/office use either vertically stacked with, or surrounded by, high or medium
density residential.”

And;

“The intent of the Village Center is to create by design a blend of structures and uses which are
compatible in both form and function, thus allowing residential and more intense uses to coexist in the
same area. The elements of a Village Center district include:

e Strong architectural design standards.

e Asense of place and community integrating public spaces.

e  Multi-story Buildings with shared uses, such as residential and office or commercial in one
building.

e Wide sidewalks.

e Pedestrian scale street lighting.
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Accessibility to existing or new parks.

Plazas and/or public gathering places.

Limited front yard parking with most of the parking in the rear or side yard.

Site improvements that encourage the use of alternative forms of transportation (e.g., bike
racks, transit shelters).

e Varying setback requirements dependent upon the building type, height; and location.

e Restaurants with outdoor dining areas.

e Attached town homes.”

The current zoning ordinance does not provide the ability to create a mixed-use project “by right,”
necessitating the PUD rezone to implement the vision for this area. In terms of the intended uses, the
commercial/residential buildings along Division Avenue and the apartments and townhomes behind
them meet the goals of the master plan for this area.

If the Planning Commission finds that all of the review standards as outlined in Sections 11.1 and 25.6 of
the zoning ordinance are met, then consistency with the zoning ordinance will be achieved.

B. Aesthetics: The Planned Unit Development must be aesthetically pleasing and be an integrated
development with respect to building facades, building materials, landscape and berming, noise and
visual screening mechanisms, and signs. It should contribute to creating a distinctive attractive
community with a strong sense of place.

Meets Standard. The design of the buildings is in the New Farmhouse architectural style, a modern and
picturesque style that is well suited for apartment buildings along this stretch of Division. In terms of
layout, the “main street” approach to street layout forms an attractive neighborhood feel, and internal
sidewalks connect apartments with the commercial buildings along Division Avenue which reinforces
walkability. Concept plans indicate tree-lined streets and architectural details along building facades to
make the complex an attractive development.

C. Compatibility with Adjacent Uses: The Planned Unit Development must be compatible with
surrounding uses. Efforts must be made to reduce any adverse effects on surrounding uses.

Meets Standard. The north and east property lines are buffered with tree lines and Brewer Park
respectively. The south property line is buffered by a driveway and a proposed eight-foot-wide multi-use
path. The south property line parkway is relatively narrow but buildings to the north of the property line
are two stories and set back 60-70 feet so they will not loom over the neighboring property. The west
property line fronts Division Avenue and residential buildings are buffered from it by the mixed-use
buildings.

D. Density: The density requirements of the proposed Planned Unit Development shall be based on the
underlying land use district in the Master Plan. The Township Board, upon recommendation of the
Planning Commission, may vary the density requirements if doing so would result in a development that
better achieves the intent of the Master Plan.

Meets standard, with consideration. The estimated density for the overall site is 11.87 dwelling units
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per acre (gross density). The 2023 Master Plan does not outline density requirements for the Village
Center category, but states the following:

“Plans should encourage higher residential density and neighborhood commercial land uses in the
village center areas, and taper to lower intensity uses towards the margins, or match the adjacent land
use.”

Brewer Park Condominiums to the north were approved with a gross density of 3.7 dwelling units per
acre. The subject parcel is surrounded by Brewer Park Condominiums, one single-family home, and a
vacant lot to the north, Brewer Park to the east and southeast, and a single-family home to the
southwest. Division Avenue and Byron Township are located directly west. Although the proposed plan
does not match the adjacent land uses in terms of density, staff believes that the plan has mostly been
designed to taper the lower-intensity uses (e.g. parking) toward the margins.

The northern portion of the proposed site plan contains a detention basin, wooded preserve,
community building, and enclosed and open surface parking areas. The southern portion of the site is
proposed to have an eight-foot-wide bike path adjacent to the existing single-family home on the
southwest periphery. The rear (eastern) portion of the site shows a wooded preserve, nature trail, and
boardwalk, which tapers the lower intensity uses to the rear margin.

There are higher-intensity uses near the southeast corner of the site and the western boundary,
however, the applicant has taken feedback from the Planning Commission and scaled down the end-
caps of the 3-story apartment buildings to two stories to soften the view of the buildings from adjacent
properties. The western portion of the site adjacent to Division Avenue shows six commercial buildings
setback 12 feet from the front property line. However, the location of higher-intensity uses along the
margins is essential to achieve the intent of the Village Center designation as the locations of the higher-
intensity uses allow for multi-story buildings with shared uses, limited front yard parking with most of
the parking in the rear or side yard, accessibility to existing or new parks, and site improvements that
encourage the use of alternative forms of transportation. If the higher intensity uses were not located
near the margins of this site, the above criteria as outlined in the master plan would not be able to be
met.

Although there are higher intensity uses toward the margins of the proposed development, staff is
recommending that the Planning Commission make a recommendation to the Township Board of
Trustees to vary the density requirements for this project as permissible by the zoning ordinance. The
proposed site plan is consistent with the intent of the master plan and approval of the PUD as presented
would result in a development that better achieves the intent of the master plan.

Also to consider; the apartment buildings tend to be downslope from the Division Avenue corridor due
to the slope of the land to the east and the perception of building height will be minimized.

E. Traffic: The Planned Unit Development shall be designed to minimize the effect of traffic generated by
the proposed development on surrounding uses. Consideration should be given to: 1) The amount and
type of traffic generated by the proposed project and capacity of existing and proposed streets to safely
absorb that additional traffic, 2) Whether the streets and pedestrian walkways within each project are
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designed to facilitate safe pedestrian and vehicular traffic flow patterns, 3) All points of ingress and
egress to the project shall be located and designed to maximize safety.

Meets Standard. The entrance roads and internal driveways are located for adequate circulation of both
residential and retail traffic, as well as emergency vehicle access. Division Avenue is designed to handle
all the traffic generated by the development. The Kent County Road Commission will review all
entry/exit curb cuts, and the Fire Inspector will review emergency access. One of the main entrance
points to the development, “Main Street” on the site plan, will only allow for right turns out of the
development due to the slope of the existing roadway and nearby drive approaches on the west side of
Division Avenue. This design will help to maximize traffic safety in and out of the development.
Pedestrian sidewalks are located appropriately along internal roadways and enable good access
throughout the site.

One thing to note is that the southern 26’ wide access drive around the townhomes has been rerouted
to direct traffic north-south rather than east-west. This was done to add more parking around the retail
and residential units along Division Avenue. The curved street will allow for safe vehicular flow as the 26
alley width is still maintained. Additionally, there will be less traffic congestion in the parking lot behind
the three southern commercial/residential buildings along Division Avenue as the alley access bends to
the south and does not direct traffic through the parking lot.

7

F. Protection of Natural Environment: Each project shall be designed to minimize adverse effects on the
environment. Special emphasis shall be placed on maintaining the quality of air, soils, groundwater,
streams, wetlands, and rivers.

Meets Standard. The land slopes down to the east and ends up in a wetland channel that abuts Brewer
Park. A stormwater retention basin will be placed to prevent flash flooding of the downslope wetlands.
The wetlands will not be developed, except for a proposed boardwalk connecting the development to
Brewer Park.

G. Schools: Whether a project can be served by existing schools and school related facilities and the
impact upon schools if the property is developed in accordance with the Planned Unit Development plans
or in accordance with the conventional zoning district requirements shall both be considered. In addition,
streets and pedestrian walkways shall be designed and located in any project to facilitate the ability of
students to make the best and safest use of existing schools and school related facilities.

Meets Standard. The project lies within the Byron Center Public School District, which has recently
expanded school facilities and is well-situated to handle additional students. The internal driveway
system allows for the safe pick-up and drop-off of school-age children.

H. Public Facilities: The Planning Commission shall consider the impact a project will have on: 1) Public
safety and protection services. 2) Water and sewer facilities. 3) The costs for such services. Each project
shall be designed and located so as to facilitate use of, access to, or the logical expansion or extension of
existing facilities in order to minimize any adverse financial or other impact upon the Township and to
promote public health and safety.
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To be determined, condition recommended. The plans are currently being reviewed by the Fire
Department. The applicant will be responsible for utility connection fees and construction costs.

As of August 30, 2023, the Fire Inspector did not see any issues with the site plan but requested
additional information from the applicant. Staff will continue to work with the applicant to ensure that
the Fire Inspector’'s comments are addressed. The plans are subject to review and approval by the Fire
Inspector prior to the issuance of any building permits.

I. Water, Sewer, and Drainage Systems: A Planned Unit Development shall be served by a public or
private water and sanitary sewer systems. The Kent County Health Department and/or the Township
Engineer must approve the systems. A PUD shall also have a drainage system for surface water run- off
which the Kent County Drain Commission and / or the Township Engineer must approve.

Meets Standard. No water or sewer extensions are necessary; the property will be connected to an existing
12” water main located on Division Avenue, and sewer will be connected to an existing 12” sewer line that
runs through the property. Both existing utility lines will adequately serve the project demand. Stormwater
will be managed by the excavation of a detention basin on the north side of the site that will ultimately
discharge into the wetland along the east side of the site.

The applicant is required to receive approval for final utility plans from the Township Engineer prior to the
issuance of building permits.

J. Open Space: The Planning Commission and Township Board should consider whether the PUD
permanently preserves significant amounts of open space or significant natural features. The Township
Board may require, upon recommendation of the Planning Commission, that natural amenities such as,
but not limited to, ravines, rock outcrops, wooded areas, tree or shrub specimens, unique wildlife habitat,
ponds, streams, and wetlands be preserved as part of the open space system.

Meets Standard. Vegetation along the north property lines will be preserved where they fall outside of
areas that need to be cleared for construction activities. The applicant has also proposed several rows of
evergreen trees be planted along the northern boundary of the site. The most environmentally sensitive
component of the site, the regulated wetlands and creek at the bottom of the hill on the eastern end of
the property will not be disturbed except for a boardwalk that will lead to a nature trail connecting to
Brewer Park.

K. Non-Motorized Transportation Network: Projects within an identified trail network corridor may be
required to construct a portion of the trail.

Meets Standard, with consideration. The 2010 Non-Motorized Transportation Plan identified a
potential trail connection in this vicinity that would connect Division Avenue with Brewer Park in the 10—
20-year timeframe. A ten-foot-wide multi-use path is indicated along the southern property line that
leads from Division Avenue to an access road connecting the main street to Brewer Park. This
connection would be made by the construction and maintenance of the path noted on the site plan as
“by Kent Co. Parks Dept.” Staff has reached out to the Kent County Parks Department to confirm that
the long-term maintenance of the trail is provided for. Staff is still awaiting a response from the County
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and is therefore recommending a condition of approval that the applicant secure written approval from
the Kent County Parks Department guaranteeing the long-term maintenance of the pathway.

The off-street trail planned in this location is an extension of a significant east-west connector through
the central area of the township. Considering that a PUD must demonstrate a recognizable benefit to
the community in exchange for development flexibility and increased density, this detail must be
clarified prior to the final approval of the project.

STANDARDS OF REVIEW

The request has been reviewed using the applicable review standards of Section 25.6 Site Plan Review
Standards. Additional information is included on the following pages concerning site plan review
considerations and standards.

A. Adequacy of Information: Whether the required information has been furnished in sufficiently
complete and understandable form so as to allow an accurate description of the proposed use(s) and
structure(s) in terms of density, location, area, height, bulk, placement, setbacks, performance
characteristics, parking, and traffic circulation.

Meets Standard, with consideration, conditions recommended. The site plan mostly complies with the
ordinance requirements, with some proposed PUD modifications to be considered.

Building. The proposed architectural design and building materials are compatible with the surrounding
area. The apartment buildings tend to slope downward from the Division Avenue corridor due to the
slope of the land to the east; given the slope, the perception of building height will be minimized.
Additionally, the southern end caps of two of the three-story apartment buildings have been reduced to
two stories.

Dumpster Enclosure. Elevation drawings for the dumpster enclosure have been provided. A 16’ x 50
trash compactor has been proposed at the southwest corner of the development. The compactor will be
completely enclosed inside a vinyl-sided building and is proposed 23 feet from the southern property
boundary and 25 feet from the front. Staff believes that the trash compactor is adequately screened and
meets the ordinance requirements. Photos of what the enclosure will look like have been provided in
the packet.

Dimensional Requirements. The proposed setbacks and building heights require PUD modifications.

. The front required setback is 35 Feet, and the proposed front setback is 12 Feet.

. The side required setback is 8 Feet, and the south side proposed setback is eight (8) feet (i.e.,
the proposed garages). The north side proposed setback is 52 Feet.

. The rear required setback is 35 feet, and the proposed rear setback is 40 Feet.

. In the RL-10 and RL-14 zoning districts, building heights are limited to 35 feet or 2.5 stories,

whichever is less. All the proposed building types comply with the ordinance requirements,
except for the 3-story apartment buildings, which are proposed at 45 feet in height, thus
requiring PUD modifications.

° The building separation distances are compliant with fire code regulations (minimum 10-foot
separation distance).
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Parking. The parking requirements are mostly met, with some PUD modifications/reductions required. A
total of 483 parking spaces have been proposed.

Commercial with apartments above: There are six commercial buildings with two tenant bays in each,
for a total of 12 commercial units with 12 two-bedroom apartment units on top. Each commercial unit
will be 1,200 S.F. (20’ x 60’) in floor area, for a total of 14,400 S.F. of commercial space.

Commercial: If we use the convenience retail standards: 4 parking spaces (required) x 1,000 square feet
gross floor area (14,400 square feet total) = 58 parking spaces would be required, and 52 are provided.

Since we don’t know what the commercial uses will be, Staff has chosen one of the stricter
requirements (i.e., convenience retail) for calculating parking minimums. For example, low-intensity
retail requires 2 parking spaces per 1,000 S.F. of gross floor area, financial institutions require 3 parking
spaces per 1,000 S.F. of gross floor area, and offices require 3 parking spaces per 1,000 S.F. of gross floor
area.

Since the uses will likely vary, and there is more parking along the main street, staff believes that the
number of parking spaces provided for the commercial units is adequate.

Second-Floor Apartments: Each apartment above the retail stores will have two bedrooms. The zoning
ordinance requires 2 parking spaces per unit for two-bedroom multi-family dwellings. Two shared
parking spaces per unit are proposed. 2 parking spaces (required) x 12 apartment units = 24 required; 24
provided.

Townhouses: 103 parking spaces proposed. These are considered one-family dwellings since they have
separate entrances. Only one (1) parking space per unit is required. The applicant has proposed 2.94
parking spaces per townhouse unit.

Apartments: 304 parking spaces proposed. Two (2) parking spaces per unit are required since the
apartments are two bedrooms. 288 parking spaces are required, with a total of 304 provided. The
applicant has proposed 2.11 parking spaces per apartment unit.

. Parking spaces are compliant at nine (9) feet wide and 18 feet deep. The parallel parking spaces
are compliant at eight and a half (8.5) feet wide and 22 feet in length.

. The narrowest drive aisle is proposed at 26 feet wide, which is compliant with Section 15.7.

. Bumper guards have not been provided on the site plan. Although a requirement of the zoning

ordinance, bumper guards are often problematic for snow removal and can create a trip hazard.
Staff recommends that the requirement for bumper guards in the parking lots be waived.

. Section 15.4 allows the Planning Commission to permit a reduction from the minimum parking
standards if it is determined that the requirements of this chapter would result in an unneeded
number of spaces. Although the commercial units with apartments above are slightly below the
minimum parking standards, staff believes that the proposed number of parking spaces is
adequate to serve the site.
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Signage. Sign plans have been submitted. Two 12’ x 5’ (60 S.F.) signs have been provided on both the
north and south sides of the main street at Division Avenue. The purpose of these signs is to provide
identification for the residential community.

At each vehicular entry point, wall-mounted marquee signs above the window oriented toward traffic
flow on the main frontage have been proposed. Each commercial tenant bay also has a wall sign
proposed, for a total of 12 wall signs and four (4) wall-mounted marquee signs. The dimensions of these
signs have not been provided. If the Planning Commission and the applicant see fit, Staff is
recommending that each mixed-use building fronting Division be considered a two-tenant building
which under commercial zoning allows 100 S.F. per building (typically 50 S.F. per tenant bay in this case),
and the marquee signs do not exceed 80 S.F. per sign.

Lighting. A lighting plan has been submitted in accordance with Section 18.5. Note that the lighting plan
indicates high light levels at the southern periphery due to “A@9’” fixtures along the back wall of the
garages. These are misplaced lights and indicate candlepower readings as if they are carports rather
than enclosed garages. The light levels in these areas are anticipated to be 0.0.

The light poles are compliant with the height requirements. The maximum lighting on site is proposed at
16.5 footcandles, which is compliant with the ordinance requirements (the maximum allowable is 20

footcandles).

Staff is recommending the following changes to the photometric plan, with consideration:

. The setbacks of the light poles have not been provided. The photometric plan shall be revised to
show the setback distances of the proposed light poles to the property lines to be reviewed and
approved administratively.

. Staff is also recommending a condition of approval that any fixture or luminaire with a lamp
shall be a full cut-off type fixture.
. An updated photometric plan showing compliant footcandle calculations shall be provided and

approved administratively by staff, unless the Planning Commission decides to make an
exception to the footcandle requirement since the adjacent property, Brewer Park, will be
buffered by the existing tree line to the south. The higher footcandle measurement at this
portion of the site may also help to illuminate the extended pathway into the park.

Landscaping. A landscaping plan has been submitted in accordance with Section 16.3. Several changes
have been made since the last review. During the public hearing in June, there was concern over the
height of the street trees along Division Avenue and the lack of a visual buffer on the northern portion of
the site adjacent to Brewer Park Condominiums.

In the front yard, 297.92 points are required, and 259.25 points are provided. This is due to the scaling
back of the street trees based on concerns that the Kent County Road Commission may not approve the
previously proposed landscaping plan. The current landscaping plan shows a combination of shrubs and
perennials on the traffic island at the main street and Division Avenue, and the English Oak was
removed. Parking lot landscaping requires 363 points, and 390 points are provided. Several evergreen
trees have been provided north and south of the detention basin, as well as adjacent to the two single-
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family residential parcels to the north.

Staff believes that the applicant has provided reasonable landscaping for the development, and
recommends that the Planning Commission waive the front yard landscaping point requirement due to
the need for enhanced visibility and the existing utilities within the right-of-way.

B. Compliance with Township Master Plan: The site plan must comply with the Township Master Plan
and its goals and objectives and any secondary plans that may have been adopted by the Township for
the area containing the site.

Meets standard. Please Review Standard 11.1 (A) above.

C. Compliance with all Township Ordinances and Other Laws: The site plan must comply with the
standards of this Ordinance and all other applicable Township ordinances, as well as all county, state,
and federal regulations and laws.

Meets standard, condition recommended. The applicant is required to secure all applicable township
and outside agency approvals prior to site development, including the Township Engineer/BGUA, Fire
Department, Kent County Road Commission, Kent County Drain Commission, and EGLE.

There are a number of items for consideration to determine whether the proposed development is
compliant with the zoning ordinance requirements. The project is being proposed as a PUD, which
leaves room for design flexibility to carry out the goals and intent of the master plan. If the Planning
Commission finds that the standards of review for Sections 11.1 and 25.6 are met, then compliance with
the ordinance will be achieved.

D. Configuration of Uses: Whether there are ways in which the configuration of uses and structures could
be changed that would improve the effect of the development on adjoining and nearby properties,
persons, activities, and on the community, while allowing reasonable use of the property within the
scope of district regulations and other regulations of this Ordinance that are applicable to the property
and the proposed use and structures.

Meets standard. The proposed final PUD plan has been modified throughout the process to meet the
guidelines of the Gaines Charter Township 2023 Master Plan and the expectations set by the Planning
Commission.

E. Preservation of Natural Features: The landscape, natural features, and topography shall be preserved
in its natural state, insofar as practical, by minimizing tree and soil removal and alteration of natural
features, and any grade changes shall be in keeping with the general appearance of neighboring
developed areas.

Meets standard. Some grade changes will need to be made, which will require a soil erosion and
sedimentation control permit from the KCRC prior to the start of any site work. Several trees will be
removed throughout the project; however, the proposed landscaping will help to keep the site in
keeping with the general appearance of neighboring areas. The wetlands will be preserved except for a
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proposed boardwalk and nature trail.

F. Privacy: The site design must provide reasonable visual and sound screening and privacy for dwelling
units on the site and on adjacent properties using fences, buffers, berms, and other measures, as
appropriate.

Meets standard. The vegetation and natural features (i.e., detention basin, preserved wetlands, etc.) on
the northern and eastern boundaries will provide reasonable privacy measures for adjacent properties.
The proposed pathway and existing treeline on the southwest boundary will provide reasonable
screening measures for the residential property to the south. The southeast corner does not show any
privacy measures other than an existing treeline, but this is subject to be removed if the proposed
pathway is extended as a future drive to access the park. However, since the adjacent use on the
southeast corner is a park, staff believes that there are reasonable privacy measures accounted for.

G. Safety: Buildings and uses shall be arranged and designed to provide emergency vehicle access. Site
plans shall conform to all applicable fire codes.

Condition recommended. All site plans, along with measures for fire protection and access, are subject
to review and approval by the Fire Inspector.

H. Vehicular Circulation: The site design shall provide safe, convenient, and well defined vehicular and
pedestrian circulation within and to/from the site. Access to/from the site shall be designed to minimize
conflicts with traffic on adjacent streets. Shared curb cuts and service drives shall be utilized as necessary
to reduce traffic conflicts and improve the functionality of the site.

Meets standard, condition recommended. Traffic within the development will be served by private
streets with three separate access points on Division Avenue. The middle access point, shown as “Main
Street” on the site plan, has been designed for right-turn egress from the development, which has been
designed to minimize traffic conflicts on adjacent streets. Within the development itself, the street plan
has been designed to adequately move traffic internally. All work within the public right-of-way and
public roads must be approved by the Kent County Road Commission.

1. Pedestrian Circulation: The site plan shall provide a pedestrian circulation system that is insulated as
completely as is reasonably possible from the vehicular circulation system for safety and convenience.

Meets standard. The site plan has been designed to promote pedestrian circulation throughout the
development. Each residential building is served by a sidewalk, and there are sidewalks on both sides of
the street along the main street. There is also a sidewalk proposed along Division Avenue, which is
required when connecting to public sewer.

J. Drainage: Site plans shall conform with the Kent County Drain Commission’s surface water drainage
standards and to the Township Stormwater Ordinance (and other applicable Township ordinances) with
special attention given to proper site drainage so that removal of storm water will not adversely affect
neighboring property owners. Stormwater management system and facilities shall preserve the natural
drainage characteristics and enhance the aesthetics of the site to the maximum extent possible.
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Condition recommended. Stormwater and utility plans are subject to review and approval by the
Township Engineer.

K. Traffic Impact: Measures must be taken to reduce any adverse effects on existing roads, circulation
patterns on the roads, or access to the site from the expected volume of traffic to be generated by the
proposed use.

Condition recommended. The Kent County Road Commission may require a traffic study during its
review of driveway access to the development.

L. Hazardous Materials: Sites which include storage of hazardous materials or waste, fuels, salt, or
chemicals shall be designed to prevent spills and discharges of polluting materials to the surface of the
ground, groundwater or nearby surface water bodies. Each site shall be designed to meet all applicable
state and federal regulations.

Not applicable.

M. Public Health, Safety, or Welfare: The site plan must be adequate to provide for the health, safety,
and general welfare of the persons and property on this site and in the neighboring community. The site
plan and proposed buildings and uses must be reasonable and promote the goals and intent of this
Ordinance. All elements of the site plan shall be designed to take into account the site’s topography, the
size and type of lot involved, the character of the adjoining properties, and the type and size of buildings.
The site shall be developed so as not to impede the normal and orderly development or improvement of
surrounding properties for uses permitted in this Ordinance. The site plan must be harmonious with and
not injurious to existing and projected uses in the immediate area.

Meets standard, with consideration. The site plan has been designed to promote the goals and intent
of the zoning ordinance and master plan. The proposed development intends to preserve wetlands and
reduce the limits of disturbance along the perimeter of the site. The landscaping plan will ensure an
aesthetically pleasing mixed-use development.

Three of the three-story apartment buildings are within the 200-foot recommended buffer from the
property line. Also, the three-story apartment buildings are taller than 35 feet in height, thus requiring
PUD modifications. There is some room for flexibility on the placement and height of the three-story
apartment buildings since the project is proposed as a PUD. The applicant has also scaled down the end
caps of two of the three-story buildings to be stories at the property boundaries. Since the apartment
buildings will be downslope from the Division Avenue corridor, thus minimizing the perception of the
building heights, staff views this as a reasonable tradeoff as the layout is critical to the main street
design of the overall project.
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PLANNING COMMISSION RECOMMENDATION

The Planning Commission has determined that the preceding findings support the approval of PUD
rezoning and the final site plan. The Planning Commission hereby recommends that the Township Board
approves the rezoning and final plan, subject to the following conditions:

1. Any fixture or luminaire with a lamp shall be a full cut-off type fixture.

2. The applicant shall provide a revised lighting plan showing the proposed setback distances of the
light poles to the property lines to be reviewed and approved administratively.

3. The number of parking spaces indicated on the site plan is adequate to serve the site.

Bumper guards will not be required within the development.

5. Secure all Township department and outside agency approvals:

Township Engineer/BGUA.

Fire Department.

Kent County Road Commission.

Kent County Drain Commission.

Department of Energy, Great Lakes, and Environment (EGLE).

E

®oo oo

The vote on the motion to adopt this resolution was as follows:
YES:
NO:
RESOLUTION DECLARED ADOPTED
CERTIFICATION

| hereby certify that the above is a true copy of a resolution adopted by the Gaines Charter Township
Planning Commission at a meeting held on September 28, 2023.

Respectfully submitted,

Lani Thomas, Secretary
Gaines Charter Township
Planning Commission

Dated:

Planning Commission Resolution No. 23-XX-XX PC
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CHARTER TOWNSHIP OF GAINES
COUNTY OF KENT, MICHIGAN

(ORDINANCE NO. )
Ata meeting of the Township Board for Gaines Charter Township
held at the Township offices on , 2023, beginning at p.m., the following
Ordinance was offered for adoption by Townsh1p Board Member , and was

seconded by Township Board Member

AN ORDINANCE TO AMEND THE "ZONING ORDINANCE OF GAINES CHARTER
TOWNSHIP'" AS PROVIDED FOR IN CHAPTERS 10 AND 27 OF THEREOF BY
AMENDING THE GAINES CHARTER TOWNSHIP ZONING ORDINANCE AND

ZONING MAP FOR THE PLANNED UNIT DEVELOPMENT KNOWN AS “BREWER

PARK APARTMENTS.” THE PLANNED UNIT DEVELOPMENT WILL CONSIST OF
A MIXED-USE DEVELOPMENT WITH 6 COMMERCIAL BUILDINGS ALONG

DIVISON AVENUE WITH 12 COMMERCIAL UNITS AND 12 APARTMENTS
LOCATED ON THE 2ND FLOOR, 35 2-STORY TOWNHOME UNITS IN SIX (6)
BUILDINGS, AND 144 APARTMENT UNITS IN SIX (6) 2-3-STORY BUILDINGS.

THE CHARTER TOWNSHIP OF GAINES (the “Township”) ORDAINS:

Section 1. PUD Final Development Plan. The Zoning Ordinance of the Charter Township of
Gaines as amended is hereby amended by rezoning the following described property from RL-10
Residential and RL-14 Single-Family Residential to the Brewer Park Apartments Planned Unit
Development:

LAND SITUATED IN THE TOWNSHIP OF GAINES, COUNTY OF KENT, STATE OF MICHIGAN,
DESCRIBED AS FOLLOWS: ALL THAT PART OF THE SOUTH ONE-HALF (S 1/2) OF NORTH
FORTY (40) ACRES OF WEST FRACTIONAL ONE-HALF (1/2) OF SOUTHWEST FRACTIONAL
ONE-QUARTER (1/4) OF SECTION LYING EAST OF THE CENTER LINE OF DIVISION AVENUE
ROAD (SO-CALLED) (EXCEPTING AND RESERVING THEREFROM COMMENCING AT THE
NORTH-WEST CORNER THEREOF AND RUNNING THENCE EAST 340.85 FEET: THENCE
SOUTH NINE (9) RODS: THENCE WEST TO CENTER LINE OF DIVISION AVENUE ROAD AND
THENCE NORTHERLY ALONG THE CENTER LINE OF SAID ROAD TO BEGINNING)

BEING IN SECTION 18, TOWN 5 NORTH, RANGE 11 WEST. THE ABOVE MAY ALSO BE
DESCRIBED AS FOLLOWS: THAT PART OF THE SOUTH 742 FEET OF THE NORTH 1483 FEET
OF THE WEST FRACTIONAL 1/2 OF THE SOUTHWEST FRACTIONAL %4 OF SECTION 18,
TOWN 5 NORTH, RANGE 11 WEST, GAINES TOWNSHIP, KENT COUNTY MICHIGAN, LYING
EAST OF THE CENTERLINE OF STATE TRUNK LINE US-131, EXCEPT THE NORTH 148.5 FEET
OF THE WEST 340.85 FEET THEREOF.

Section 2. Authorized Use and Site Development Stipulations. The authorized use of the property is a
mixed-use development containing 12 commercial units and 191 dwelling units, as indicated on the final
site plan having a last revised date of July 26", 2023, and shall be further limited by the
depictions presented on the final site plans, the conditions contained in the Township Board
Resolution 2023- and the attachments thereto, which are incorporated by reference herein.

Township Board Ordinance No. 23-
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Section 3. Records. All plans, attachments, conditions, and major and minor amendments to
the site plan as provided under Section 10.11 shall be kept on file and may be inspected at the
offices of Gaines Charter Township.

Section 4. Scope of approval. In no other respects not specifically stated in the resolution of
approval, referenced herein, or represented on the approved final site plan, shall any other
provisions of the Zoning Ordinance of the Charter Township of Gaines be changed.

Effective Date. This Ordinance shall become effective seven (7) days after a summary is
published in a newspaper of general circulation within the Township.

FINDINGS. For the relevant findings of fact and details, please see Resolution No. 2023-XX-XX-PC.

A motion was made to adopt the foregoing ordinance by Township Board Member
and supported by Township Board Member , the roll call vote being as follows:

AYES:
NAYS:
ABSENT:

ORDINANCE DECLARED ADOPTED.

Rob DeWard, Supervisor
Charter Township of Gaines

Michael Brew, Clerk
Charter Township of Gaines

CERTIFICATION

I hereby certify that the above is a true copy of an Ordinance adopted by the Township Board for Gaines
Charter Township at the time, date, and place specified above pursuant to the required statutory
procedures.
Respectfully submitted,
By

Michael Brew
Gaines Charter Township Clerk

Township Board Ordinance No. 23-
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Gaines Charter Township

Planning Commission Memo

Meeting Date: September 28", 2023

AGENDA ITEM: VI.3.b FILE NUMBER: 230823HT

PROPOSED REQUEST: Site Plan Review PROPERTY ZONING DISTRICT: Office-Service

ADDRESS: 377 76" Street & 410 72" Street SE PROPERTY SIZE: 50.15 Acres

PARCEL NUMBERS: 41-22-07-376-001 & REPORT BY: Dan Wells, Community
41-22-07-407-001 Development Director; Natalie

i . Davenport, Assistant Planner
APPLICANT: Heather Trieb, Pine Rest Mental

Health Services
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Planning Commission Memo Meeting Date: September 28", 2022

OVERVIEW

Pine Rest Mental Health Services requests approval of a site plan for a new 135,000 square foot (S.F.)
Pediatric Behavioral Health Center treatment facility building. The hospital portions of the facility
include 74,000 S.F. and 66 beds. Medical offices make up the other 61,000 S.F. Approximately 215 full-
time staff will be employed at the facility (ca. 72 will transfer from existing treatment facilities at Pine
Rest).

Approval of the request would authorize the following:

e 195,625 S.F. building to be utilized for short to medium term residential rooms, medical offices,
and services for patients.
e Parking lot, truck docks, utility services, landscaping.

Surrounding zoning:

NORTH: O-S (Pine Rest)
WEST: R-3 SUBJECT PARCEL EAST: RL-10
SOUTH: Vacant (Pine Rest)

SECTION 25.6 SITE PLAN STANDARDS OF REVIEW

The request has been reviewed using the applicable review standards of Section 25.6 Site Plan Review
Standards. Additional information is included over the following pages concerning site plan review
considerations and standards.

A. Adequacy of Information: Whether the required information has been furnished in sufficiently
complete and understandable form so as to allow an accurate description of the proposed use(s) and
structure(s) in terms of density, location, area, height, bulk, placement, setbacks, performance
characteristics, parking, and traffic circulation.

Section 8.3 Dimensional Standards. Office-Service setbacks are required for the proposed project. As
shown in the chart below, the dimensional requirements will be achieved.

Office Service Regulations Required Proposed
Front Yard Setback 50 Feet 111 Feet
West Side Setback (adj. to R3) 15 Feet Ca. 950 Feet
East Side Setback (adj. to R10) 15 Feet 221 Feet
Rear Yard Setback 50 Feet Ca. 550 Feet
Maximum Building Height 35 Feet 32 Feet
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Planning Commission Memo Meeting Date: September 28", 2022

Chapter 15 Parking and Loading Regulations.

Hospital - 1.75 spaces per bed: x 66 beds: 116 parking spaces

Medical Office (61,000 S.F.): 4 per 1000 S.F. + 244 parking spaces
= 360 spaces required

395 new spaces are proposed, this exceeds the required number by 35. The maximum number of
spaces allowed is 450 (360 + 25% of the required number) so the requested number of spaces meets
requirements.

Parking spots are compliant with the 9’ by 18’ required size for 90-degree parking. Loading areas
meet the 10’ width by 35’ length requirement.

Chapter 17 Signage Regulations. Signage details are not provided, and signage will need to be
approved administratively, at which time sign renderings and setback distances will need to be
provided.

Staff notes that two monument signs are indicated on the site plan, only one monument sign is
permitted per parcel in the O-S zone.

Chapter 16 Landscaping Regulations.

Front yard landscaping — Front yard frontage is 515 feet along 72"¢ Street so 257 points are required,
with half of these in the tree category. Approximately 23 canopy and evergreen trees are located in
the front yard for a total of 568 points. Also, at least 8 mature Scotch pines will be retained along
the eastern periphery of the property.

Parking lot landscaping — the landscaping plan provides for 366 points of trees in the parking lots
and includes trees in the parking islands to provide shade. There are an additional 568 points worth
of trees shrubs and groundcovers located around parking and driver lanes throughout the
development. Landscaping requirements are met by the proposed plan.

Chapter 18 Lighting Regulations. The pedestrian pathways and parking lots are sufficiently
illuminated. The proposed pole and wall mount lighting fixtures appear to be compliant with the full
cut-off requirements and demonstrate a zero “up-light” level for LED fixtures. Pole heights for
pedestrian lighting range from 12 to 16 feet which meets the 20-foot maximum limit, and all poles
meet setback requirements.

The provided data sheets indicate LED temperatures at 4000K; Staff recommends using soft white
lights in the 3000K — 3500K range to reduce the negative effects of bright white light on neighboring
properties.

B. Compliance with Township Master Plan: The site plan must comply with the Township Master Plan

and its goals and objectives and any secondary plans that may have been adopted by the Township
for the area containing the site.
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Planning Commission Memo Meeting Date: September 28", 2022

Meets standard. As part of the Pine Rest campus, this property is zoned for medical Office-Service
uses. The Township’s current Future Land Use Plan designates the subject properties as Health and
Workspace, corresponding to the current zoning district designation.

C. Compliance with all Township Ordinances and Other Laws: The site plan must comply with the
standards of this Ordinance and all other applicable Township ordinances, as well as all county,
state, and federal regulations and laws.

Condition recommended. The applicant is required to secure all applicable Township and outside
agency approvals prior to site development, including Township Engineering/BGUA, Fire
Department, Kent County Road Commission, and Kent County Drain Commission, as applicable.

D. Configuration of Uses: Whether there are ways in which the configuration of uses and structures
could be changed that would improve the effect of the development on adjoining and nearby
properties, persons, activities, and on the community, while allowing reasonable use of the property
within the scope of district regulations and other regulations of this Ordinance that are applicable to
the property and the proposed use and structures.

Meets standard. The proposed site development plan generally exceeds setback requirements
providing more than adequate buffers from the surrounding neighborhoods. Pine Rest has been
operating in the area for over a century and the proposed expansion would not be considered a
surprise by many neighbors.

E. Preservation of Natural Features: The landscape, natural features, and topography shall be
preserved in its natural state, insofar as practical, by minimizing tree and soil removal and alteration
of natural features, and any grade changes shall be in keeping with the general appearance of
neighboring developed areas.

Meets standard. The proposed site is primarily open fields or mowed yard area. The site is relatively
level and will not require significant mass grading. Pine Rest is in the process of obtaining wetland
permits from EGLE to place approximately 13,412 cubic yards of fill within 1.61 acres of wetland,
expand an existing drain-dry detention basin, and replace the existing outlet with new pipe and
approximately 5 cubic yards of riprap in the County drain. Compensatory mitigation is proposed via
the purchase of 2.42 credits from an approved mitigation bank.

F. Privacy: The site design must provide reasonable visual and sound screening and privacy for dwelling
units on the site and on adjacent properties using fences, buffers, berms, and other measures, as
appropriate.

Meets standard. Impacts on the privacy of nearby residences are not anticipated due to the proposed
setbacks of the building from property boundaries. The vegetation along the eastern property line will be
preserved for buffering and screening purposes. Additionally, there will be no outdoor activities or
processes that would result in noise or nuisance.

G. Safety: Buildings and uses shall be arranged and designed to provide emergency vehicle access. Site
plans shall conform to all applicable fire codes.
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Planning Commission Memo Meeting Date: September 28", 2022

Condition recommended. All site plans, along with measures for fire protection, are subject to
review and approval by the Fire Inspector. The Fire Inspector has reviewed the plans and approved
the site plan for emergency access.

H. Vehicular Circulation: The site design shall provide safe, convenient, and well defined vehicular and
pedestrian circulation within and to/from the site. Access to/from the site shall be designed to
minimize conflicts with traffic on adjacent streets. Shared curb cuts and service drives shall be
utilized as necessary to reduce traffic conflicts and improve the functionality of the site.

Meets standard. There is one existing driveway to access the site from the internal road network
within the Pine Rest property. A new curb cut will be added on 72" Street as well.

. Pedestrian Circulation: The site plan shall provide a pedestrian circulation system that is insulated as
completely as is reasonably possible from the vehicular circulation system for safety and
convenience.

Meets standard. In general, the site is well served by a six-foot wide concrete pathway that
connects main entrances to parking lots, and to other parts of the campus.

J.  Drainage: Site plans shall conform with the Kent County Drain Commission’s surface water drainage
standards and to the Township Stormwater Ordinance (and other applicable Township ordinances)
with special attention given to proper site drainage so that removal of storm water will not adversely
affect neighboring property owners. Stormwater management system and facilities shall preserve
the natural drainage characteristics and enhance the aesthetics of the site to the maximum extent
possible.

Condition recommended. Stormwater plans are subject to review and approval by the Township
Engineer and Kent County Drain Commission, as applicable.

K. Traffic Impact: Measures must be taken to reduce any adverse effects on existing roads, circulation
patterns on the roads, or access to the site from the expected volume of traffic to be generated by
the proposed use.

Meets standard. Although increased traffic is inevitable with the proposed use, staff does not
anticipate that the increase in traffic is significant enough to cause detriment to the surrounding
road network.

L. Hazardous Materials: Sites which include storage of hazardous materials or waste, fuels, salt, or
chemicals shall be designed to prevent spills and discharges of polluting materials to the surface of
the ground, groundwater or nearby surface water bodies. Each site shall be designed to meet all
applicable state and federal regulations.

Condition recommended. All site plans, along with measures for fire protection and hazardous
material storage, are subject to review and approval by the Fire Inspector.

M. Public Health, Safety, or Welfare: The site plan must be adequate to provide for the health, safety,
and general welfare of the persons and property on this site and in the neighboring community. The
site plan and proposed buildings and uses must be reasonable and promote the goals and intent of
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Planning Commission Memo Meeting Date: September 28", 2022

this Ordinance. All elements of the site plan shall be designed to take into account the site’s
topography, the size and type of lot involved, the character of the adjoining properties, and the type
and size of buildings. The site shall be developed so as not to impede the normal and orderly
development or improvement of surrounding properties for uses permitted in this Ordinance. The site
plan must be harmonious with and not injurious to existing and projected uses in the immediate
area.

Meets standard. The proposed building is an appropriate land use for the area and will fit in with the
historical use of the property for medical office uses. If the business operates in accordance with
Township requirements and standards, public health, safety, and welfare will be maintained.

STAFF RECOMMENDATION
Staff recommends approval of the request with the following conditions of approval:

1. Secure all Township departments and outside agency approvals:
a. Township Engineer/BGUA.
b. Fire Department.
c. Kent County Road Commission.
d. Kent County Drain Commission.
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PLANNING & ZONING

L=\ :’UI FILE NO. QSO%JaHT
AUG 23 2073 Gaines Charter Township
8555 Kalamazoo Avenue SE
GAINES CHARTER TOWNSHIP Caledonia, Ml 49316

Phone (616)6986640 Fax (616)698-2490

38 CHyp
O 2
S 2

Application for Zoning Approval

Project Address | 377 76th Street SE, 410 72nd Street SE & 300 68th Street SE
Owner Name Pine Rest Christian Association
Owner Address | 300 g8th Street SE, Grand Rapids, MI 49548
| Parcel Number(s): |41-22- 07-376-001 & 41-22-07-126-009 41.22-
, 41-22-07-407-001
Descriptionof | 5ite plan for proposed children's hospital
Proposed
ProjectiUse
Applicant/Contact! pine Rest Christian Mental Health Services Attn: Heather Treib
Phone/Email heather.treib@pinerest.org 616-831-2611

“I” hereby certify to the correctness and knowledge of the information submitted and hereby agree to comply with the terms and

review of this applicatio,

requirements of all app;c}y?wnship ordinances. |also grant Township staff permission to enter onto the subject property in

Signature

Vdﬂﬂmf §-1-23

For Plannlng Commlssloanonﬂ%.oard of Appeals requests, and Land DIVIsionsIComblnations, please complete the

appropriate Worksheet as part of your application packet — See staff for more information

Township Use~OnIy

Current Zoning District: RL-14 RL-10 R-3 R4 C-1 Cc-2 0-8 -1 2 PUD AR AB

One/Two-Family Construction Rezoning/PUD Rezoning Land Division
Special Use Permit Request PUD Amendment Text Amendment
Zoning Board of Appeals Request Site Plan Review
Subdivision/Site Condo Review Other.

DENIED APPROVED APROVED, WITH CONDITIONS WITHDRAWN

ZONING ADMINISTRATOR SIGNATURE DATE




FILE NO.

Site Plan

Please Show:

The property lines and their dimensions

The location, dimensions, setbacks, minimum building openings and distance between all existing and proposed structures

The gross floor area, listed by floor level, including basements.

The location of all roads bordering or private drives/easements on the property

The location of all bodies of water, easements, utility lines, sidewalks, drives, septic systems, drain, and other improvements

Please Note: Setbacks must be measured from the edge of the street right of way ( which is not the edge of the pavement) or from
the edge of an access easement. Staff reserves the right to determine whether or not an application is complete.

Gross Floor Area Calculations

Main Floor: Second Floor: Basement: Total: Garage:
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IPGEG Rating
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Labels
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ooatkons, cETL Neted to Canadian safety
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BN 2008 Srandands

B-year limited warranty.
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ELECTRICAL
LAMPS POLE DESCRIPTION BASE DESCRIPTION G
SUPPORTS BASE BASE
SUPPORTS FLAG OR INTEGRAL HEIGHT DEPTH
FIXTURE FIXTURE CONTROL MEDIA (LENS, POLE POLE POLE POLE COLOR/ FIXTURE CCTV CAMERA | BANNER (EPA DUPLEX VIBRATION ABOVE BELOW BASE
LETTER FIXTURE STYLE VOLTAGE MOUNTING TYPE COLOR BALLAST/ DRIVER MAX VA LOUVER, ETC.) MANUFACTURER'S SERIES NUMBER FIXTURE DESCRIPTION LENGTH SHAPE MATERIAL FINISH MOUNTING | (EPA RATING) RATING) RECEPTACLE DAMPERS FOUNDATION GRADE GRADE | DIAMETER VERTICAL REBARS REBAR TIES NOTES
AA1 LED POLE MOUNTED 480 POLE LED - 9000 LUMENS 4000K INTEGRAL 600mA 70 TYPE 4 WIDE DISTRIBUTION COOPER #GLEON SERIES DARK SKY COMPLIANT, DIE-CAST ALUMINUM CONSTRUCTION, TOOLESS 17 ROUND, STEEL BRONZE ARM YES NO YES YES CONCRETE BASE 3' 6' 24" SEE EXTERIOR POLE SEE EXTERIOR POLE -
AREA LIGHT - 1 HEAD MINIMUM PER HEAD 0-10V DIMMING BEACON #VIPER LARGE SERIES OPENING, MATCH COLOR LISTED IN EXTERIOR LIGHT POLE SCHEDULE. STRAIGHT BASE DETAIL BASE DETAIL
DRIVER LITHONIA #DSX SERIES
AA2 LED POLE MOUNTED 480 POLE LED - 9000 LUMENS 4000K INTEGRAL 600mA 140 TYPE 4 WIDE DISTRIBUTION COOPER #GLEON SERIES DARK SKY COMPLIANT, DIE-CAST ALUMINUM CONSTRUCTION, TOOLESS 17 ROUND, STEEL BRONZE ARM YES NO YES YES CONCRETE BASE 3' 6' 24" SEE EXTERIOR POLE SEE EXTERIOR POLE -
AREA LIGHT - 2 HEAD - MINIMUM PER HEAD 0-10V DIMMING BEACON #VIPER LARGE SERIES OPENING, MATCH COLOR LISTED IN EXTERIOR LIGHT POLE SCHEDULE. STRAIGHT BASE DETAIL BASE DETAIL
180 DEGREES DRIVER LITHONIA #DSX SERIES BWBR Comm. No. Drawn
AA3 LED POLE MOUNTED 480 POLE LED - 9000 LUMENS 4000K INTEGRAL 600mA 140 TYPE 4 WIDE DISTRIBUTION COOPER #GLEON SERIES DARK SKY COMPLIANT, DIE-CAST ALUMINUM CONSTRUCTION, TOOLESS 17' ROUND, STEEL BRONZE ARM YES NO YES YES CONCRETE BASE 3 6' 24" SEE EXTERIOR POLE SEE EXTERIOR POLE - P.2200570.00 MLD
AREA LIGHT - 2 HEAD -90 MINIMUM PER HEAD 0-10V DIMMING BEACON #VIPER LARGE SERIES OPENING, MATCH COLOR LISTED IN EXTERIOR LIGHT POLE SCHEDULE. STRAIGHT BASE DETAIL BASE DETAIL
DEGREES DRIVER LITHONIA #DSX SERIES Sheet Title
BB1 LED POLE MOUNTED 480 POLE LED - 4500 LUMENS 4000K INTEGRAL 0-10V 120 TYPE 4 WIDE DISTRIBUTION COOPER #ARB SERIES DARK SKY COMPLIANT, DIE-CAST ALUMINUM CONSTRUCTION, TOOLESS 14' ROUND, STEEL BRONZE POST TOP NO YES YES YES CONCRETE BASE 1 4.5 24" SEE EXTERIOR POLE SEE EXTERIOR POLE -
POST TOP LIGHT - 1 HEAD DIMMING DRIVER OPENING, MATCH COLOR LISTED IN EXTERIOR LIGHT POLE SCHEDULE. STRAIGHT BASE DETAIL BASE DETAIL LIGHT FIXTURE DETAILS
BB2 LED POLE MOUNTED 480 POLE LED - 4500 LUMENS 4000K INTEGRAL 0-10V 120 TYPE 4 WIDE DISTRIBUTION COOPER #ARB SERIES DARK SKY COMPLIANT, DIE-CAST ALUMINUM CONSTRUCTION, TOOLESS 10' ROUND, STEEL BRONZE POST TOP NO YES YES YES CONCRETE BASE 1 4.5 24" SEE EXTERIOR POLE SEE EXTERIOR POLE -
POST TOP LIGHT - 1 HEAD DIMMING DRIVER OPENING, MATCH COLOR LISTED IN EXTERIOR LIGHT POLE SCHEDULE. STRAIGHT BASE DETAIL BASE DETAIL
FLA1 LED ADJUSTBALE 277 STANCHION | LED - VARIABLE LUMEN 4000K CLASS 2 DRIVER 35 INTERCHANGABLE CLEAR HADCO #B9 SERIES DIE-CAST ALUMINUM HOUSING, IP66 RATED, ADJUSTABLE KNUCKLE -
LANDSCAPE LIGHT MOUNTED OUTPUT FROM 1000 TO WITH AOC AND 0-10V TEMPERED GLASS LENS OR PRIOR APPROVED EQUAL STEM, PIVOTING, 180 DEGREE TILT, 360 DEGREE ROTATION.
3000 MINIMUM DIMMING
GENERAL ELECTRICAL NOTES: H
A. REFER TO SPECIFICATION SECTIONS 265100 AND 265600 FOR LIGHT FIXTURE REQUIREMENTS.
B. BRING CONFLICTS BETWEEN THE MANUFACTURER'S CATALOG NUMBER AND DESCRIPTIONS TO THE ATTENTION OF THE ENGINEER. Sheet No.
C. LIGHT SOURCE SHALL HAVE COLOR TEMPERATURE 3500K WITH MINIMUM CRI OF 80 UNLESS OTHERWISE NOTED.
D. UNLESS A SPECIFIC CATALOG NUMBER OR SERIES IS NAMED, THE MANUFACTURER'S NAMED ALTERNATES MUST SUBMIT CATALOG CUT SHEETS AND IES FORMATTED PHOTOMETRIC REPORT TO THE ENGINEER FOR APPROVAL
AT LEAST 10 DAYS PRIOR TO BID DATE. THE ENGINEER MAY REQUEST SAMPLE OF LUMINAIRE TO BE SUPPLIED.
E. MINIMUM LUMENS LISTED FOR LIGHT FIXTURES ARE DELIVERED LUMENS BASED ON PHOTOMETRIC TESTING COMPLETED IN ACCORDANCE WITH IES LM-79 STANDARDS.
F. SUBSTITUTE LIGHT FIXTURE IS SUBJECT TO ARCHITECT/ENGINEER APPROVAL. o
=
NOTES: -
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS. THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:

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

?Eg;l-ls“\lll\’/o‘fi\ }:1;36{)?)“ oﬁhizi,r.a;te ?Ji.:é;r(""l‘iﬁ\(qD?aSa')above ground level), located at the SW comer of 72nd Street and @ 11. Highway Easement Release in favor of the Board of County Road Commissioners of the County of Kent @ 21. Easement Agreement in favor of the Township of Byron and the Charter Township of Gaines and the The Title Description and Schedule B items hereon are from First American Title Insurance Company Commitment No. 986376, dated February 14, 2023 o @ Reduced ;opy.
Madison Avenue ’ : ’ and the Covenants, Conditions and Restrictions contained in instrument recorded in Liber 1741, page 633. Covenants, Conditions and Restrictions contained in instrument recorded in Instrument No. The bar above is 1" long on a AFU” Size Sheet.
' (Affects Parcels 1 and 2) Easements described in this document are shown on this survey. 20120210-0012688. (Affects Parcels 1 and 2) Easements described in this document are shown on this Drawing Scales apply to Full Size Sheets.
_ survey.
gﬁi':;eH:n qugr: ?)isgoultzr:fi\c:;a 01? ﬁghglét%\gg?n the West side of VanAndel building, located 50'+ West of @ 12. Right of Way in favor of Consumers Power Company and the Covenants, Conditions and Restrictions TITLE DESCRIPTION Keyplan
North-South concrete drive for authorized vehicles. 18'+ North of East-West centerline a;sphalt drive_at + point of contained in instrument recorded in Liber 1767, page 164. (Affects Parcels 1 and 2) The easement @ 22. General Easement and Right-of-Way Grant in favor of County of Kent and the Covenants, Conditions and PARCEL 1 DESCRIPTION:
: . A - described in this document is a blanket easement. The route to be taken by lines of poles, wires, Restrictions contained in instrument recorded in Liber 2080, page 852. (Affects Parcel 3) The easement ' , . . - . . .
curvature of drive, North of parking lot on West side of building . cables and conduits s shown on this survey described in this document is not shown on this survey. It is located on the South side of property Part of the Southeast 1/4 and part of the Southwest 1/4 of Section 7, Town 5 North, Range 11 West, Gaines Township, Kent County, Michigan, described as: Commencing at
' that is not surveyed at this time ' the Northwest corner of said Section; thence N89°46'23"E 2503.38 feet along the North line of said Section to the North 1/4 corner of said Section; thence S00°03'38"E
BENCHMARK #7283 ELEV. =690.44 (NAVD88) @ 13. General Easement and Right-of-Way Grant in favor of County of Kent and the Covenants. Conditions and ' 2650.48 feet along the North-South 1/4 line of said Section to Center of said Section and the Point of Beginning; thence N89°48'49"E 501.36 feet along the East-West 1/4 line
NE flange bolt under "E" on hydrant (1.4' above ground level), located on South side of VanAndel building, South of Réstrictions contained in instrSment reczr ded in Liber 2080. ba 285 4. (Affects Parcel 2) Thé easement @ 23. Release of Right of Way in favor of the people of the County of Kent and the Covenants, Conditions and of said Section; thence S00°00'56"E 1323.26 feet along the West line of the East 822.72 feet of the Northwest 1/4 of the Southeast 1/4 of said Section; thence S89°51'49"W
doors "B10" and "B11", West of door "E2", 21' North of concrete drive, South of fenced-in basketball hoop. described in this document is not shown on this surve)’( pltgi]s Iocéte d on the South side of property Re.strictions conta%ne din inZtrument recorded in Liber 68 of Mis)c/:ellaneous Records, page 5%3 (Affects Parcel 502.83 feet along the South line of the Northwest 1/4 of the Southeast 1/4 of said Section; thence S89°47'14"W 1309.94 feet along the South line of the North 1/2 of the East
that is not surveyed at this time ' 1) The easement described in this document is not shown on this survey. It is’ located o'n the North 80 acres of the Southwest Fractional 1/4 of said Section; thence N00°05'48"W 1114.06 feet along the West line of the East 80 acres of the Southwest Fractional 1/4 of said
BENCHMARK #30080 ELEV. = 691.39 (NAVD88) ' side of property that is not surveved at this time ' Section; thence N89°52'53"E 867.71 feet; thence N44°52'53"E 239.55 feet; thence N90°00'00"E 276.13 feet; thence N00°02'52"E 42.10 feet along the North-South 1/4 line of
NE flange bolt under "E" on hydrant (1.4' above ground level), located on Southeast side of VanAndel building, 4 14, General Easement and Right-of-Way Agreement in favor of The Byron Gaines Extension to Buck Creek property y ' said Section to the Point of Beginning. Contains 50.15 acres. Subject to highway right-of-way for 72nd Street over the most Northerly 33 feet thereof. Also subject to highway
Bast of edge of asphalt drive headed to door "C12" Special Assessment District and the Covenants, Conditions and Restrictions contained in instrument recorded 24. Highway Easement Release in favor of the Board of County Road Commissioners of the County of Kent fight-of-way for Regal Avenue over the most Westerly 33 feet thereof. Also subject to easements, resirictions and rights-of-way of record.
in Liber 2490, page 887. (Affects Parcel 2) The easement described in this document is shown on this and the Covenants, Conditions and Restrictions contained in instrument recorded in Liber 1741, page 635. PARCEL 2 DESCRIPTION:
survey. (Affects Parcel 1) The easement described in this document is shown on this survey. ' . . . - . .
Part of the Northwest 1/4 and part of the Southwest 1/4 of Section 7, Town 5 North, Range 11 West, Gaines Township, Kent County, Michigan, described as: Commencing at
@ 15. General Easement and Right-of-Way Grant in favor of the County of Kent and the Covenants, Conditions @ 25. Right of Way in favor of Michigan Bell Telephone Company and the Covenants, Conditions and th? Northwgst comer of said Section; thenge N89 4 6 ?3 E 656.00:‘eelt al,? g the North line of said Section to the P0|.nt of Begmnlng.; thence N§9°46 2?’ E 184’7'38 feet along
and Restrictions contained in instrument recorded in Liber 2494, page 56. Partial Release of Easement Restrictions contained in instrument recorded in Liber 2084, page 594. (Affects Parcel 1) The easement §a|d°Nc2>'rt 2,!:;\1/94? ;hefNortT /4 cr:]orr;\ler Orf sSa|d ﬁi‘;ﬁn ’ ‘h‘]E”C‘? dSSO 0 (.)3 §8hE 265g.48°fe<?t allls\r/l%;haNc;rth-'Sﬁuth ”gmf Zf saljsvszecnon :,0 C'er;]ter of sSaldOSZE:no'r\ml,vther?mc; 1 feet:
SU RVEYO R’ s NOTE S recorded in Instrument No. 20120221-0015951. (Affects Parcels 1 and 2) Easements described in Liber described in this document is not shown on this survey. It is located on the North and West side of th?e(:\coe l\?00°05'4.8"(\]/V6261t28 gg?etetealo(r)wrt t-h eO\L/J\;est |' mef?hsallf teé:(t;on, t enfctt:] 20 ?}? 00 ‘F i; 8 le%t"tt fe ncz S t'5 _st‘:" 333550567?2’;.; r;;emeQ ? |5 3 th86E. t_\?vet’ t
2494, page 56 is shown on this survey. Portion of easement being released in Instrument No. property that is not surveyed at this time. , . . ' g In of tne East SU acres of the southwest Fractional 114 of said Section, thence -foleetalong the East-1ies
P . . , : 1/4 line of said Section; thence N00°51'34"W 505.17 feet;
1) Flood Zone Classification: An examination of the Natlonal Flood Insurance Program’s Flood Insurance 20120221-0015951 is shown as hatched. thence S89°47'50"W 32.94 feet along the Easterly extension of the South line of Fontenelle Gardens No. 1, according to the plat thereof, as recorded in Liber 33 of Plats, Page
Rate Map for Community Number 260930, Panel Numbers 0533D and 0535D, Map Numbers 26081C0533D 26. General Easement and Right of-WWay Grant in favor of Gounty of Kent and the Govenants, Conditions and 36, Kent Courty Records. thence N0O°21'55°W 1042.04 feet aong the Ezst e of said Fontenelle Gardens No. 1 thence S89°4623°W 1121 50 feet along the Northfne of
and 26081C0535D, with an Effective Date of February 23, 2023, shows this parcel to be located in Zone 16. Easement for Electric Line in favor of Consumers Power Company and the Covenants, Conditions and Restrictions contained in instrument recorded in Liber 2369, page 689. Assignment of Easements recorded in ’ d Font u” yG d N 1t N00°2 1'55"W'66 00 feet g el with ! 450 fl t East from the West I ' f 4 Section: th N89°I46'23"E 606%0 feet th !
"X" (areas of minimal flood hazard) (subject to map scale uncertainty). Restrictions contained in instrument recorded in Liber 2499, page 919. (Affects Parcels 2 and 3) The Liber 4852, page 450. (Affects Parcel 1) The easement described in Liber 2369, page 689 is shown on ;%'OO 22?52?\7\/ ? OB?SrO?)r:‘Seet(t)é tr’1e gg?r:at of Beginning U0 eet parallel with an eet bastirom fne Yvestline of said section, thence U feet, thence
2) Source information from plans and markings has been combined with observed evidence of utilities to develop a :zzsvT\e:r: f:izcsnub:/: mézlsse?nzcnt:g‘::rt Iza\zli?::ztnza:s:;;nrz Z:]ee Srrc::\t’:ntz: :htiz;k::nt,): lines of poles is this survey. Document recorded in Liber 4852, page 430 contains no survey matters to be shown. EXCEPT Commencing at the North 1/4 corner of said Section 7; thence S00°03'38"E 40.00 feet along the North-South 1/4 line of said Section; thence S89°46'23"W 10.50 feet
view of the underground utilities. However, lacking excavation, the exact location of underground features Y oy Y @ 27. Easement in favor of Michigan Bell Telephone Company and the Covenants, Conditions and Restrictions parallel with the North line of said Section to the Point of Beginning of exception; thence S00°03'38"E 20.00 feet parallel with said North-South 1/4 line; thence N45°08'37"W BWBR Comm. No Drawn
C?f.‘”"t be accurately, completely, and rehably depicted. In adc.i|t|on,‘|n some jurisdictions, 811 or other S imilar @ 17. Grant of Easement in favor of Landscape Specialties (David Vander Slik) and the Covenants, Conditions contained in instrument recorded in Liber 2419, page 925. (Affects Parcel 1) The easement described in 28.24 feet; thence N89°46l,23"E 20_'00 feet _to the Paint of Beginning. , , , , P.2200570.00 TW/GAN
utiity locate requests from surveyors may be ignored or result in an incomplete response. Where additional or and Restrictions contained in instrument recorded in Liber 3625, page 684. Said Easement has been this document is not shown on this survey. It is located in the Northwest corner of Parcel 1 that is not Contains 99.04 acres. Subject to highway right-of-way for 68th Street over the most Northerty 40 fest thereof. Also subject to highway right-of-way for Madison Avenue over the
more detailed information is required, the client is advised that excavation may be necessary. assigned to The Sunbrook Drain District as disclosed by Assi gn;fn ent of Dréin age Easement recorded in Liber surveyed at this time. ' most Easterly 10.5 feet thereof. Also subject to highway right-of-way for Regal Avenue. Also subject to easements, restrictions and rights-of-way of record.
3) NOTE TO CONTRACTORS: 3 (THREE) WORKING DAYS BEFORE YOU DIG, CALL MISS DIG AT TOLL 4434, page 1293. (Affects Parcels 2 and 3) The easement described in Liber 3625, page 684 is shown on sheet Title
FREE 1-800-482-7171 FOR UTILITY LOCATIONS ON THE GROUND. this survey. 28. Rights of others over that portion of the land used as ingress and egress to other lands, as disclosed by C |V| L COVE R S H E ET

4) Wetland areas shown hereon per Barr Engineering, file number PineRest_WetlandDelineation_20230410, and
are shown approximately only.

18. Cable Television Easement and Maintenance Agreement in favor of UACC Midwest, Inc. d/b/a TCI
Cablevision of West Michigan, Inc. and the Covenants, Conditions and Restrictions contained in instrument
recorded in Liber 3957, page 131. (Affects Parcels 1 and 2) The easement described in this document is a
blanket easement over the East 1/2 of the NW 1/4 and part of the NE 1/4 of the SW 1/4, lying North of
Kent County Drain, Section 7, T5N, R11W.

19. Cable Television Easement and Maintenance Agreement in favor of UACC Midwest, Inc. d/b/a TCI
Cablevision of West Michigan, Inc. and the Covenants, Conditions and Restrictions contained in instrument
recorded in Liber 4126, page 1011. The easement described in this document is a blanket easement
over entire property.

20. Grant of Easement in favor of Comcast of California/Massachusetts/Michigan/Utah, Inc. and the
Covenants, Conditions and Restrictions contained in instrument recorded in Instrument No.
20060323-0032350. The easement described in this document is a blanket easement over entire
property.

instrument recorded in Liber 3513, page 72. (Affects Parcel 1) The easement described in this document
is not shown on this survey. It is located on the West side of Parcel 1 that is not surveyed at this time.

29. Grant of Easement in favor of Comcast of California/Massachusetts/Michigan/Utah, LLC and the
Covenants, Conditions and Restrictions contained in instrument recorded in Instrument No.
201507290066171. The easement described in this document is a blanket easement over entire
property.

30. Terms and Conditions contained in Real Estate Retention Agreement as disclosed by instrument recorded
in Instrument No. 201602260015815. (Affects Parcel 1) The easement described in this document is not
shown on this survey. It is located on Parcel 1 Northeast of area that was surveyed at this time.
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Light Pole
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Sign

Sanitary Sewer Manhole

Stormwater Manhole

Sanitary Manhole #599
Rim Elev. = 693.63
8" Inv (S) = 680.97
8" Inv (N) = 681.00

Storm Catch Basin #1049
Rim Elev. = 688.09
15" Inv (E) = 684.24

24" Inv N&S channel = 683.81

Storm Catch Basin #1073
Rim Elev. = 689.73
6" Inv (S) = 688.62

Storm Catch Basin #1294
Rim Elev. = 688.62
18" Inv (S) = 685.47

Storm Catch Basin #7068
Rim Elev. = 687.72

6" CPP (E) = 684.84

6" CPP (W) = 684.82

6" CPP (SW) = 684.65

18" CPP (SE) = 683.82

Storm Catch Basin #7235
2' Diameter

Storm Catch Basin #7316
Rim Elev. = 687.64

18" CPP (E) = 682.97

18" CPP (N) = 682.85

Storm Manhole #7348
Rim Elev. = 688.53

10" RCP (SW) = 683.39
RCP (W) = 682.35

30" RCP (E) = 682.41

Storm Manhole #7365
Rim Elev. = 688.39

15" CPP (N) = 682.89
24" RCP (E) = 682.78
24" RCP (W) = 682.56

Storm Catch Basin #7421 (#30905)

Rim Elev. = 686.92
10" RCP (N) = 685.22
6" CPP (NE) = 685.52

Storm Catch Basin #7487
Rim Elev. = 686.59
10" RCP (NE) = 683.71

Storm Manhole #30500

Sanitary Manhole #30505
Rim Elev. = 692.94
8" Inv (N) = 682.54
8" Inv (E) = 682.44

Storm Catch Basin #30907
Rim Elev. = 688.64

18" Inv (NW) = 683.60

18" Inv (SE) = 683.64

Storm Catch Basin #30908
Rim Elev. = 686.83
18" Inv (NW) = 684.33

Storm Catch Basin #30863
Rim Elev. = 687.78
10" Inv (SW) = 685.06

Sanitary Manhole #31076
Rim Elev. = 686.67
Bolted shut

Storm Catch Basin #40404
Rim Elev. = 689.193

15" Inv (SW) = 685.42

12" Inv (NW) = 685.72

Storm Catch Basin #40420
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i Transformer R:m Elev. = 685.80 RIT Elev. = 689.94 _
6" CPP (NE) = 683.78 24" Inv (E) = 683.43 Rim Elev. = 688.37
HF— /®/ Utility Pole 10" RCP (SW) = 683.50 15" Inv (W) = 684.45
Storm Manhole #30501
! ! Qv Water Valve Storm Manhole #7249 Rim Elev. = 689.64 Storm Catch Basin #40444 380 St. Peter Street. Ste. 600
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ST torm 18" CPP (S) = 683.03 Rim Elev. = 694.89
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i 1@%53%”“ I - Concrete BENCHMARK #679  ELEV. = 695.43 (NAVDSS)
i ngL Pl i, Top of SW flange bolt on hydrant, under "E" (1.75" above ground level), located at the SW corner of 72nd Street and Madison Avenue.
& 10" SPRUCE LN, m Existing Building www.nederveld.com
S~ ; BENCHMARK #6880 ELEV. = 690.01 (NAVD8S) C 800.222.1868
BENCHMARK #6880 h{ qu’o’ Chiseled square on South side of light pole base on the West side of VanAndel building, located 50'+ West of North-South concrete drive for authorized
ELEV. = 690.01 I %1 | J vehicles, 18'+ North of East-West centerline asphalt drive at # point of curvature of drive, North of parking lot on West side of building . G rand RapIdS
! C
1 I BENCHMARK #7283 ELEV. = 690.44 (NAVDSS) . N 217 Grandville Ave., Suite 302
i NE flange bolt under "E" on hydrant (1.4' above ground level), located on South side of VanAndel building, South of doors "B10" and "B11", West of .
i door "E2", 21' North of concrete drive, South of fenced-in basketball hoop. Grand RapIdS, MI 49503
B ) BENCHMARK #30080 ELEV. = 691.39 (NAVD88)
5 e - & NE flange bolt under "E" on hydrant (1.4' above ground level), located on Southeast side of VanAndel building, 4' East of edge of asphalt drive headed
= D S — gj : o . to door "C12".
V NN I R 0 e IRE Nederveld No: 22401392
; ; . = | H
/ : o |” This document may be an electronic file or may
- r - / 7 0 30' 60' 120' be printed from an electronic file provided to
pmpeﬂybi \ v // | . ] the user. It is the sole responsibility of the user
ey [ D |\, P — // < SCALE: 1" =60’ to ensure that the content and quality is
reman = 0 coeed . 1STORY BRCK consistent with the content and quality of the
roperty line =" .. .
Foei L e CHILD & ADOLESCENT BUILDING % : | | BENCHMARK #679 original documents on file at BWBR.
ofpropertyline™~———wfe T ToT0emeeee 7 /JI ELEV. = 695-43
12" BLOCK WALL £ I SECTION m 2 NPLE 36"0AK 20" OAK
sl — (3 (/ /)m | TR : e & L .
/ 4 14 seruce HELR || ; ’ \ /
—_ —_ —_ SN —— —_ % E— e — J— o I | e |
| o : 7 | e — el A N o [y LA :
3 S — _fLL LN Y pemm——— d \ . —— —~Z — — — 26)s SE A 4 W - __ =k
= oRTIEAE O N - / 2 g &} ROUTE TO BE TAKEN BY “‘ T T8 SPRUCETIES 1 2 t
72nd STREET RaAas Qﬁﬁ A ,/ </ SR/ ) LY / — R A Y e — WRumrinim =4 T TS 4 NGS-48'40°E 50136 2\ L _
e PN, — — — - - - '(:}é T8 £ 694 - S
| \ P R Y 75/ 8 o roue o ens s DR e A N LS [s8 ss wigs — < 55 —F2MEh S5 S8 : I! e
\ : 3 S ANDCONDI = ! > T
L < 4 _ — N . ) — 7/ —————————————— No \ HMH #30505 OH \#O'Fg O 0OH H OH OH OH OH \
® Lot ?E\\N / Tx—w—pl —p—X—— X —OX — X — X — X —MARB T~ = X xﬁq) .
/ M § S — GAS Y 7 4 62 NoI;IIIoIIngZZIIy&mr
. I N90°00'00"E 276.13' ~ Lo / of ROW line )
CIL Ditch
% ’ %, | |
BENCHMARK 6%3 7 \
_ 1STORY BRICK @
ELEV. = 4 / BULDING © | I
2 S
P \ \ & {
Sl S I I o) !
BENCHMARK #30080 i g IR ¢ | Issued For /
ELEV. = 691.39 - YVOODED AREA I
w x|\ i\ LE B 2 I | RouTEToBE TAKEN
D 2" [ | BY LINES IOF POLES Ite m Date
= GI;%% X 0_63900RN ATERTAL 13'ng Chain Link % ,'g‘, T
i N ence A y % (@)
w A 9| 3 Nt AL~ o fy /e: LG \ : T SCHEMATIC DESIGN 05/11/2023
z R — {5 URNANENT S {,‘,‘: \ \ —
T R 4 FSPRUCE S | = 25% DD ISSUE 07/07/2023
< S _ "SPRUCE % * } & \ E
= ST ST— : 8T \ y : 7 90% DD ISSUE 08/09/2023
00 @ <
8 SRR~ S D /\ | | % TOWNSHIP SITE PLAN SUBMITTAL 08/23/2023
o 68s ® ® 687\@'> R / V@ \ s |
wv = RIGHT TO > I I E
& ENTER 85 I | |
N89°52'53"E _867.71' I | |
e e 694 | T I
| | <O —
I | | Fence cor. 0.2 West —
| ] PR
I I
I —
| DI AL
I I N \"4
—~ - v/\\ | /L\ [~ Fence cor. 0.4 West
TN S < :;\é
TN . <& D
v v v \ % I ’ I l— 695 —_— {O
RARAY 7 I I - \ >
v v v v ~ WOODED AREA | ) T | &0
v 5 v 5 N3 . v 5 v . v } | ' o) | ; g
BPROUNTE , L N (_ ! :
v v 2 v v v ‘ : | | o Fence cor. 0.5 West / g
v v % v v v v \ 2 IO | @ |
I v v N3 v v N3 N v |% <§ LLI
| v v v v v v \ & | I -
‘ q‘/I\VPIJVRO:{;IMXTE v M A ¢ i A 694 : %, : | T <DE
v v v v voo_w < v v v/ v [ Z F .
-~ B — v v v/ //v HOODED ARER I T I 2 ;/ - _ This Sheet may be
‘ v v \\\”\J /gfﬂ : | n a Reduced Copy.
v Sw . A
I / ( §§ I | | Fondpcor 07 Vs The bar above is 1" long on a Full Size Sheet.
‘ p I T2 II : : y Drawing Scales apply to Full Size Sheets.
&
| - / “ 1 S ¢
| % I vl I I T % ﬁ Keyplan
. % %, Vv | | —
% @, M| | I
o ¥ 14" DEAD PINE 69 \v |
| / |/ |<—%— | z
= v | |
‘I’ PILE OF RYBBLE ‘
1 QN | I
33.0 N2 2 v N2 v
| >I< N2 ’ 2 N v - N2 - \‘ ‘T»IL | | g :
| v v v v v[) v I I I [~ Fence cor. 0.3 East
~ A WOODED AREA | |
8 MPPROMMATEY v v ]\ | |
@ WETLANDS v v v v
i v v v N v v I J J ®¢ : | / /
% ><I— J / | | Fence ends 1.1'E —
= Z _ o'propenyhne/
22 I = I I
2 § ! %% | | Fence comer 1.1'E
S B oE of property line
2 =|8 Z= I S
5] o )Lk
5 g il 25 I (@) zoE G
g | | ! 87
S I | .
ESUER) W I g Jus e
%, 18
| S 3
I (I |53 /
I ° [ |7y
| By
= | \/ I 7
v APP\IR,OXIMA\II:E I I L)
WETLANDS ——— | T I
(@]
I I BWBR Comm. No. Drawn
! ! P.2200570.00 TW/GAN
= ggs | | of property fine N N
§\GQ§5 : :
. Sheet Title
= | |
= | | EXISTING SITE
I I
B | CONDITIONS PLAN
Al | |
| COUNTY DRAIN I I
g, | !
| % %I/ , ROUTE TO BE TAKEN
1 v x = 7~ BY LINES OF POLES H
811 Know what's below. _ :W 52 & - /\W;\ o 5 |
\ , CALL before you dlg. 4 I TOP OF WATER ~ — r - v v ~— — - | I Sheet No.
\ A ELEV. = 680.92 ~ v —_ — A v S~ | -
L ~Z S A . <~ TN i
N N v N v £ — \ —_— N v v v ~ v v —_— =l —
|v v , =~ ~ < v v APPROXIMATE T — - ~ ) v v v v v N v T~ - — ~ . / // %ﬁ'igNKIIDIASATE w\ —~ T — . \k - S — j [ ¢1~L7 —
UTILITY LOGATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR | TSy MR e e S -7 N TV T T T Ty YT 2 o SN o Sovv T eeonwme I 7]
~ N | ~ N N v v N >~ o N N— - N v -~ —~— - N w\ e ——— T VT T N N N N > " APRROXIMATE | v~ Ve N v _- - ~ v WEFLANDSv w\ /? A~ N
AVAILABLE RECORDS. THEY SHOULD NOT BE INTERPRETED TO BE l ~— - -~ — S~——=—7 ~ < JVETLAWDS 0 —_—— —— e ~< DN 70D +. L
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE v T v _voovovv v v v o S vV v Y e Ty vy v e e — - e v T — T YT Voo ~— . —— v oy S AN R IR —— v APPROXIMATE \ o
ONLY UTILITIES IN THIS AREA. v T (v v vy Te—— T~y v v v v v v v e e P Y Ty WETNBS v v TS T v v vy Ty v v v v N T e [T N @
I v \\v\ v T T e — — L&ROXIMATEWETLAE\V/—-—V/V v N N / T — VN e — — \\\v N v v % v v v/+—— — ; L
NOTE: ,v vl ~ \\\\sv v v v v v V/J \\v N v v v // | @
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE | T— ., == S~ . — =
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS. THE | - I i)
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL | | | U s,
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS. | I | | 20 3
vV
O




(] PINE Christian
Mental Health
ll REST SeerCijes -

REMOVAL / DEMOLITION NOTES
K><>.<} REMOVE EXISTING CONCRETE
:;7/‘/‘7; R|ED'\,LA\\C/>|\5/|§EE[\)I(+STING BITUMINOUS

REMOVE EXISTING CONCRETE CURB & GUTTER @ Ri“g%iﬁé':; 'E'SE%E%YNPROELL%SE%E INATE WITH A P | N E R E S T

PEDIATRIC
BEHAVIORAL
HEALTH CENTER OF

o EXCELLENCE

,’ REMOVAL / DEMOLITION NOTES

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

2) ALL EXISTING UTILITY INFORMATION SHOWN IS TAKEN FROM EXISTING RECORDS, AND FIELD VERIFIED WHERE ACCESSIBLE
ONLY. INFORMATION OBTAINED FROM EXISTING RECORDS MAY NOT BE COMPLETE OR ACCURATE. THE LOCATION OF ALL B

REMOVE EXISTING LANDSCAPE FEATURE

REMOVE EXISTING TREE/TREE LINE, AS REQUIRED

EXISTING WETLANDS TO BE FILLED PER EGLE PERMIT

REMOVE EXISTING SIGN

N\

REMOVE EXISTING FENCE/GATE

REMOVE EXISTING SPRINKLER SYSTEM

QOO0
QOO0

IRRIGATION

RISER 0

EXISTING UTILITIES SHOWN ON THIS PLAN HAVE BEEN DETERMINED FROM THE BEST INFORMATION AVAILABLE AND ARE
GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR. THE ENGINEER ASSUMES NO RESPONSIBILITY FOR THEIR
G % ACCURACY. THE CONTRACTOR SHALL FIELD VERIFY FOR ACCURACY, LOCATION AND CONDITION.
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4 - y ?. 3) BEFORE ANY WORK IS STARTED ON THE PROJECT AND AGAIN BEFORE FINAL ACCEPTANCE BY THE CITY AND BY THE
) ] , N, Q ! ! Lo OWNER, REPRESENTATIVES OF THE CITY, THE OWNER AND THE CONTRACTOR SHALL MAKE AN INSPECTION OF THE 380 St. Peter Street Ste. 600
PR O, %”NV* J U i SR N—MH #599 EXISTING SEWERS WITHIN THE WORK LIMITS WHICH ARE TO REMAIN IN SERVICE AND WHICH MAY BE AFFECTED BY THE - Peter Street, Ste.
V N . 7 e = SR e o e o | WORK. THE CONDITION OF THE EXISTING UTILITIES AND THEIR APPURTENANCES SHALL BE DETERMINED FROM FIELD Saint Paul, MN 55102
X o 7 | g ) X , ! i i II II II % OBSERVATIONS AND EXISTING VIDEO TAPES. RECORDS OF THE INSPECTIONS SHALL BE KEPT IN WRITING BY THE 651.222.3701
, i i T ~_| CONTRACTOR. ’ ’
——t 4) THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL PERMITS REQUIRED FOR DEMOLITION WORK. bwbr.com
7 5) ALL EXISTING UTILITIES, SEWERS AND WATER LINES ARE TO REMAIN UNDISTURBED UNLESS OTHERWISE NOTED ON THE
A T A N B A | PLANS. THE CONTRACTOR SHALL CONTACT AND COORDINATE WITH ALL APPLICABLE UTILITY COMPANIES, MUNICIPALITIES
I _3?:_ 2 AND AGENCIES BEFORE COMMENCING ANY WORK. Consultants
R R s 6) THE CONTRACTOR SHALL COORDINATE WITH ALL UTILITY COMPANIES REGARDING REMOVAL OF EXISTING POLES,
I O IO va OVERHEAD WIRES, UNDERGROUND UTILITIES, GUY WIRES, GAS LINES, ETC. ALL ADJUSTMENT OR RECONSTRUCTION WORK,
| EXCEPT FOR THOSE STRUCTURES OTHERWISE NOTED ON THE PLANS, SHALL BE PERFORMED BY THE CONTRACTOR.
EXISTING APPURTENANCES SUCH AS UTILITY POLES AND VALVES BOX SHALL NOT BE DISTURBED BY THE CONTRACTOR
/ X ® DURING CONSTRUCTION. ‘
A R A A A // O':{;;. 7) THE CONTRACTOR SHALL MAINTAIN EXISTING UTILITY SERVICE TO ALL ADJOINING PROPERTIES.
_j___'i__j:_ i : : J':___'I_ j. : . dd S ST 1 ul 8) ALL DEBRIS SHALL BE REMOVED FROM THE SITE, AND NO STOCKPILING ON SITE SHALL BE ALLOWED UNLESS APPROVED BY
R R ro= THE OWNER OR THEIR REPRESENTATIVES.
T T T T O Z N 9) THE CONTRACTOR SHALL LIMIT SAWCUT AND PAVEMENT REMOVAL TO ONLY THOSE AREAS WHERE REQUIRED OR AS d I
IV : 4 SHOWN. ALL PAVEMENTS TO BE REMOVED SHALL BE SAWCUT AND REMOVED TO FULL DEPTH AT ALL PAVEMENT LIMITS OR www.neaerveld.com
! y 2 24 EXISTING JOINTS. IF ANY DAMAGE IS INCURRED TO ANY OF THE SURROUNDING PAVEMENT, THE CONTRACTOR SHALL BE C 800.222.1868
/, e 16" SPRUCE ; é RESPONSIBLE FOR ITS REMOVAL AND REPAIR AT NO ADDITIONAL COST TO ANYONE ELSE, INCLUDING THE CITY OR OWNER. i
A lC 10) ASPHALT AREAS SHOWN TO BE SAWCUT AND REMOVED FULL DEPTH ARE ACTUAL FACE OF PROPOSED CURBS. IT WILL BE Grand RapIdS
'I/ RO O S S O S | | NECESSARY TO MAKE OFF-SET SAWCUTS TO PROVIDE CLEARANCE FOR PROPOSED CURBS: THE CONTRACTOR SHALL 217 Grandville A Suite 302
A DETERMINE THE AMOUNT OF OFF-SET NECESSARY TO CONSTRUCT THE PROPOSED CURBS. ADDITIONAL CUTS MAY BE ranavilie Ave., sulie
7 N R | -E,M DESIRED TO FACILITATE THE REMOVAL OF THE EXISTING PAVEMENT, BUT THERE WILL BE NO EXTRA PAYMENT FOR Grand Rapids, MI 49503
ADDITIONAL CUTS. PAVEMENT SHALL BE REMOVED WITHOUT DAMAGING OR UNDERMINING THE REMAINING PAVEMENT. IF
BT | ADJACENT PAVEMENT IS DAMAGED, THE CONTRACTOR SHALL MAKE ADDITIONAL FULL DEPTH SAWCUTS AND REMOVE THE
, DAMAGE AREAS AS NECESSARY.
b P : : : m @ 11) ALL PAVEMENT REMOVAL AREAS SHALL BE FULL PAVEMENT CROSS-SECTION REMOVAL DOWN TO NATIVE SOIL LAYER IN
— / ‘:'--E---E---‘:'“E-“ |h. | ACCORDANCE WITH THE GEOTECHNICAL REPORT DATED MONTH/DAY/YEAR. Nederveld No: 22401392
/ - b d | 12) ALL TREES WITHIN THE GRADING LIMITS SHALL BE REMOVED UNLESS OTHERWISE NOTED.
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1] PINE Christian

BBREST sonat ™"
LEGEND GENERAL NOTES Services
1) ZONING OF PROPERTY: O-S, OFFICE SERVICE
EXISTING BITUMINOUS 0-S ZONING REQUIREMENTS
EXISTING CONCRETE A) MINIMUM LOT AREA = N/A
B) MINIMUM LOT WIDTH = 100 FT.
I:I PROPOSED BITUMINOUS C) MAXIMUM BUILDING HEIGHT = 35 FT OR 2 1/2 STORIES A P | N E R E S T
(STANDARD DUTY) D) MAXIMUM LOT COVERAGE = N/A%
I:I PROPOSED BITUMINOUS SETBACKS
(HEAVY DUTY) A) FRONT YARD =50 FT. P E D | AT R | C
> l:l PROPOSED CONCRETE B) SIDEYARD =50 FT. (ADJACENT TO RESIDENTIAL)
// (STANDARD DUTY) C) REARYARD =50 FT. (ADJACENT TO RESIDENTIAL)
PROPOSED CONCRETE 2) SUMMARY OF LAND USE: B E H A\/ | R A |_
7 (HEAVY DUTY) O
7z A) TOTAL ACREAGE (PARCEL 1) = 50.15 ACRES (2,131,910 SQ.FT.) (EXCLUDING R.O.W.)

S, EEH{{ iECE’KOSED SNOWMELT B) AREA OF PROPOSED BUILDING = 135,000 SQ.FT.
ERRRRM “HOSPITAL 74000 SOFT HEALTH CENTER OF

PROPOSED LIGHT POLE - MEDICAL OFFICE = 61,000 SQ.FT.

C) NUMBER OF BEDS = 66
D) NUMBER OF PROPOSED STAFF = 215 FTESs (~72 FTEs TRANSFER FROM EX. BLDG.) E X C E |_ |_ E N C E

E) BUILDING HEIGHT = APPROX. 32 FT.
F) LOT COVERAGE =6.3%
G) GROSS PAVEMENT AREA = APPROX. 230,000 SQ.FT.

H) ZONING OF PARCELS TO EAST & WEST = RL-10 RESIDENTIAL & R-3 RESIDENTIAL
ZONING OF PARCELS TO NORTH AND SOUTH = O-S OFFICE/SERVICE & R-4 MOBILE HOME

3) PARKING REQUIREMENTS:

A) MINIMUM REQUIRED SPACE PER TOWNSHIP = 9'x18' (24" AISLE)
B) TYPICAL PARKING SPACE PROVIDED = 9'x18' (24' AISLE)
C) TYPICAL VAN ACCESSIBLE PARKING SPACE = 11'x18' WITH 5' AISLE

) TYPICAL CAR ACCESSIBLE PARKING SPACE = 8'x18' WITH 5' AISLE
) NUMBER OF SPACES REQUIRED (BASED ON TOWNSHIP REQUIREMENTS) B
- HOSPITAL (1.75 SPACES PER BED) = 116 SPACES

- MEDICAL OFFICE (4 PER 1,000 GFA) =244 SPACES
-TOTAL = 360 SPACES
F) MAXIMUM NUMBER OF SPACES ALLOWED = 450 SPACES
(BASED ON NUMBER OF SPACES REQUIRED PLUS 25%) 380 St. Peter Street, Ste. 600
G) NUMBER OF SPACES PROVIDED = 395 (NET NEW SPACES) Saint Paul, MN 55102
4) THIS PROJECT IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN, BASED ON THE NATIONAL FLOOD INSURANCE PROGRAM
N RATE MAPS 651.222.3701

- 5) BEST MANAGEMENT PRACTICES WILL BE UTILIZED DURING AND AFTER CONSTRUCTION OF THE PROJECT. MEASURES WILL bwbr.com
INCLUDE THE USE OF SEEDING AND MULCHING, SEDIMENT INLET FILTERS, COMPACTION AND PAVING. THE OWNER OF THE
SUBJECT PARCEL SHALL HAVE THE RESPONSIBILITY TO MAINTAIN THE PERMANENT SOIL EROSION PROTECTION MEASURES.

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

MH 7) THE SITE IS PART OF:
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS. THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:

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

3"MDOT BIT. PAVING (TWO COURSES)

8" MDOT CLASS 21AA GRAVEL BASE

12" MDOT CLASS II SAND SUBBASE

NOTE:

1. REFER TO GEOTECHNICAL REPORT FOR FINAL PAVEMENT DESIGN SPECIFICATION
2. HMAMIXTURE TO BE TIERT OR TIER IT

3. BINDER GRADE TO BE A MINIMUM OF PG 58-28

STANDARD DUTY BITUMINOUS
PAVEMENT CROSS SECTION DETAIL

N.T.S.
5" MDOT BIT. PAVING (TWO COURSES)
10" MDOT CLASS 21AA GRAVEL BASE
12" MDOT CLASS IT SAND SUBBASE
NOTE:

1. REFER TO GEOTECHNICAL REPORT FOR FINAL PAVEMENT DESIGN SPECIFICATION
2. HMAMIXTURE TOBE TIERT OR TIER II
3. BINDER GRADE TO BE A MINIMUM OF PG 58-28

HEAVY DUTY BITUMINOUS
PAVEMENT CROSS SECTION DETAIL

2
7
PROPOSED
BUILDING CONCRETE TOPSOIL /
STRIP GRASS
18"
FFE=696.50
- R . ELE;/O:696.00 ELEV:695.97
E %y 2%,
: R
a AA
‘ 4" THICK
< CONCRETE

BUILDING PERIMETER
MAINTENANCE STRIP DETAIL

N.T.S.
PREMODELED EXPANSION/ISOLATION
STRIP WITH REMOVABLE TOP CAP. "
4" CONCRETE PAVEMENT
FILL WITH TRAFFIC SEALANT (STANDARD DUTY, 4,000 ps)
1" TOOLED . 6" CONCRETE PAVEMENT (HEAVY
CONTROL JOINT_\ ’I DUTY, 5,000 psi)
i
=
=
©
RRARN IR
COMPACTED SAND BASE
NOTE:
1. LIGHT BROOM FINISH COMPACTED SUBGRADE
2. LOCATE CONTROL JOINTS AND EXPANSION JOINTS PER ACI STANDARDS
3. PANEL SIZE SHALL NOT EXCEED 8 FEET
4. PANELS SHALL BE KEPT AS SQUARE AS POSSIBLE WITH THE LENGTH

o

NEVER EXCEEDING 1.25X THE WIDTH
AIR ENTRAINMENT - 7% * 1%
SLUMP 4"+1"

CONCRETE PAVEMENT DETAIL

N.T.S.

5
05, 20 T

—=—— SLOPE
BITUMINOUS PAVING

GRAVEL BASE"

PRIVATE ROAD & SITE
BITUMINOUS VALLEY GUTTER DETAIL

N.T.S.

SEE GENERAL CONSTRUCTION
NOTE #32 ON SHEET C-500 12"

BIT.PAVEMENTL [ . *+ - F o~ -~ e 7
|# - CONC. PAVEMENT «.= .

;GEAGG. BASE%% N

STANDARD :
SPECIFIED e~ o =
THICKNESS .'.:..,MDOT CLASS I . =§
- SAND SUBBASE ™. ... o
— 3' MIN. TRANSITION
COMPACTED SUBGRADE !

PAVEMENT SUBBASE TRANSITION DETAIL A

N.T.S.

PREMODELED EXPANSION/ISOLATION

STRIP WITH REMOVABLE TOP CAP. (4,000 psi)
FILL WITH TRAFFIC SEALANT SNOW MELT TUBING
1" TOOLED . o N 1 INSTALLED ON TOP
CONTROL JOINT _\ *I & OF WIRE MESH
— Ir = 6x6 W2.9 WIRE MESH
b LE ‘qL‘ o> ol oflal. 2" NSTALLED 3 BELOW
.y . ~— TOP OF CONCRETE

6" CONCRETE PAVEMENT

3" SAND CHAIRS, 18" 0.C.
2" THICK DOW HIGHLAND 60

N.T.S.
— EXTEND STANDARD SPECIFIED THICKNESS
st | QMO IOG NG |
CONSTRUCTION NOTE =
#32 ON SHEET C-500 i

f e 7. cONC.SDEWAKT, -

4 3

BIT. PAVEMENT

T4

| conc.curs .| - MpOTCLASS T
e SAND SUBBASE, © =+ " -

B QMEAGGBAS@ go :

~MDOT CLASS Ti -
7 SAND SUBBAS

NN
THICKNESS .-

COMPACTED
SUBGRADE

“COWACTED | 3 MIN, TRANSITION

SUBGRADE
— STANDARD SPECIFIED THICKNESS

EACH SIDE OF FLOW CONTROL
WALL CAULKED W/ POLYURETHANE
ELASTOMERIC SEALANT

GROUTED
CONNECTION
TYPICAL

OPENINGS
ASREQD

7" X 1" KEYWAY (2)

BOTTOM OF NON-REMOVABLE CAP,
TOP OF "T" WILL HAVE REMOVABLE CAP
TO BE USED AS CLEAN-OUT

4
OUTLET CONTROL STRUCTURE e | p Y
(BELOW BAR GRATE) r
o VG CLEANOUT N S WELDED IN PLACE
[ \
{ ]
WATER TIGHT CONNECTION
[/ ATWERWALL il 11/2 X 112" STEEL
BAR BENT TO FIT
NOTE:
_— 1. BAR GRATE IS TO BE REMOVABLE
6" PVC "T" WITH A HOLE DRILLED IN
N 2. APPROXIMATE WEIGHT OF GRATE IS 70 LBS.
6" PVC SLEEVE

BAR GRATE DETAIL

THROUGH WEIR

WALL
6" BOTTOM END CAP

N.T.S.

3.75" ORIFICE HOLE

ORIFICE DETAIL

BAR GRATE N-TS.
72'0 /o
e — —{ RIM ELEV. = 685.50
6" PVC SLEEVE—; | > 6550 y I 79 In I
THROUGH WEIR WALL [ ;- I 2
INV.683.03 [ 3 N TOP OF WALL = 685.50
] g O - 12.50" ORIFICE @ INV. ELEV. = 683.03
1%y = - /18" INV. 680,80 \ PVC CLEANOUT
48' OUTLET B / 18"RCP PIPE \ BOTTOM OF STORAGE = 680.90 1-6" DIA. PVC SLEEVE @ INV. ELEV. = 680.80
= r x = w/ 6" PVC SWEEPING TEE (SEE DETAIL
. / ‘ _:'.'. ; ALL JOINTS MADE WATERTIGHT WITH APPROVED MASTIC MATERIAL AND POINTED ( )
N 6080 L h 2/ sump |- —6'PvC steeve 24" MIN. SUMP
_L 1 ; 4 THROUGH WEIR WALL |
N v —< INV. 680.80 ELEV. 678.80
8" [ NITE IR ELEV. 678.80
T WEIR WALL DETAIL

POINT UP ON INSIDE
PRECAST BOTTOM SHALL BE 3,000 PS| CONCRETE WITH 4"x 4" WIRE MESH

N.T.S.

72"@ PRECAST OUTLET CONTROL STRUCTURE - O.C.S. #101

N.T.S.

W11 A2/ WITH 2" SQUARE Rg;f}z\h’l?
STEEL POST - X EA. E R7-8 / WITH 2" SQUARE
V% 1\1\ STEEL POST - X EA.
_‘e Q | ONLY
R*.“?D P,tuARE VAN ] R7-8a AT VAN ACCESSIBLE
ST ¥ UST - X EA. ACCESSIBLE|| SPACES - X EA.

SIGN QUANTITIES

N.T.S.

___—1"CROWN

|=——— 6" DIA. STANDARD PIPE BUMP POST,
CONCRETE FILLED, PAINTED PER
. ARCHITECT OR OWNER.
£
CROWN @ EXTERIOR POST
LEVEL @ INTERIOR POST
1/2" OF EXPANSION JOINT —
FILLER AND SEALANT
WHERE CONCRETE OCCURS FINISH GRADE
a } o
. l———6 MIN. CONCRETE
‘70t Ll COVER(TYPICAL)
o | a
@ |
“ e | 10nX 10 X 14" THICK STEEL
. PLATE WELDED ALL AROUND
H / BOTTOM OF POST
18"

BOLLARD DETAIL

N.T.S.

POLYSTYRENE FOR DRIVES. PAVEMENT SUBBASE TRANSITION DETAIL B P——
2" THICK DOW JIGHLAND 25
POLYSTYRENE FOR WALKS. NTS. PARING |\ o7 8 /wiTH 2 SQUARE
6" COMPACTED SAND L\ STEEL POST
SUBBASE (MDOT CLASS Il) G
ONLY
NOTE: COMPACTED SUBGRADE
1. LIGHT BROOM FINISH VAN R7-8a AT VAN ACCESSIBLE
2. LOCATE CONTROL JOINTS AND EXPANSION JOINTS PER ACI STANDARDS ACCESSBLEJ]  SPACES
3. PANEL SIZE SHALL NOT EXCEED 8 FEET PAVEMENT VARIES
4. PANELS SHALL BE KEPT AS SQUARE AS POSSIBLE WITH THE LENGTH AGG. i
NEVER EXCEEDING 1.25X THE WIDTH BASE __|  PROVIDE MINIMUM 1.0% SLOPE FROM BACK TO FRONT OF SIDEWALK (TYP) "
5. AIR ENTRAINMENT - 7% + 1% R A N R w
6. SLUMP 4"+1" & [ SRe . T <9 < o0
CONCRETE PAVEMENT WITH 2/ SEE GENERAL CONSTRUCTION | B R Qo
® 7./ NOTE #32 ON SHEET C-500 "o Z & 2
SNOWMELT DETAIL | ©. I | TR RO 30
NTS. — L SIDEWALK TOOLING, CONTROL =@
L, B JOINTS AND REINFORCEMENT AS =P
= = Z| DIRECTED BY ARCHITECT 3
— = AND/OR STRUCTURAL ENGINEER 12"
w9
Stg MDOT CLASS II SAND SUBBASE (CIP)
Z@5| NOTE:
GRADING NOTES: NOTES: b o E 1. LIGHT BROOM FINISH
1. ESTABLISH PERMANENT BENCH MARK ON-SITE PRIOR TO GRADING. 1. LIGHT BROOM FINISH o 2. LOCATE CONTROL JOINTS AND EXPANSION JOINTS PER ACI STANDARDS
2. PROPOSED SPOT GRADES ARE TO EDGE OF METAL/TOP OF PAVEMENT UNLESS OTHERWISE 2. LOCATE CONTROL JOINTS — 3. PANEL SIZE SHALL NOT EXCEED 8 FEET
NOTED. THE VERTICAL DIFFERENCE BETWEEN PAVEMENT GRADES AND TOP OF CURB GRADES
VARY FOR FLOW AND SPILL CURB (SEE DETAILTHIS SHEET) AND EXPANSION JONTS 4. PANELS SHALL BE KEPT AS SQUARE AS POSSIBLE WITH THE LENGTH
3. PROPOSED ADA ROUTE SHALL MEET THE STANDARDS SET FORTH IN THE MOST RECENT EDITION 3. AIR ENTRAINMENT - 7% + 1% NEVER EXCEEDING 1.25X THE WIDTH
OF ADA STANDARDS FOR ACCESSIBLE DESIGN - APPENDIX A TO PART 1191, AS AMENDED 4: SLUMP 4"+1" - 5. AIR ENTRAINMENT - 7% = 1%
4. SEE PLANS FOR LOCATIONS OF SPILL VS FLOW CURB. B nyan
6. SLUMP 4"+1
T 1 1
o [T = — INTEGRAL CURB AND WALK DETAIL BARRIER FREE PARKING SIGN DETAIL
I —mk/_ NT.S. NT.S.
- <1 ) ) ’\¥ - ——=\‘N . 44 ..A. 3 \]
= B D . B - . .. L4 @ . p
||, R 2R A 8w el T T e generaL CON?TRUCTAION —7 :
A . N . —/ . e
“ SEE GENERAL CONSTRUCTION—/. > [ NOTE#32 ONSHEET 6500 1 T
+ NOTE#32 ONSHEETC-500 ~ - — e ]
| z | 2 |
1
FLOW CURB SPILL CURB < 48" 1:12 MAX. FLARED SIDES _4" WIDE STRIPE - TYP.
> 48" 1:10 MAX. FLARED SIDES (BLUE)
1] — " =
24 CONCRETE ROLLED CURB DETAIL UNPAVED OR 4" MIN Z BLUE - TYP: \/ 4 WIDEV\S/LﬁlEE'TYP' = ;
LANDSCAPED AREA ' = ( ) @B =
NTS. ‘ 5 © 3
[se]
\ °5
-
\ i
—_ X
z < PER SITE LAYOUT PLAN |
s = .
5 e
IGREQ'ADBILINSEPE‘R(I%-\II-\IEI\E':BENCH MARK ON-SITE PRIOR TO GRADING N?TE(?I:T BROOM FINISH ® 8 TYPICAL 900 INTERNAL
2.. PROPOSED SPOT GRADES ARE TO EDGE OF METAL/TOP OF PAVEMENT UNLESS OTHERWISE 2._ LOCATE CONTROL JOINTS \ 2 PARKI N G S PAC E
NOTED. THE VERTICAL DIFFERENCE BETWEEN PAVEMENT GRADES AND TOP OF CURB GRADES AND EXPANSION JOINTS \
VARY FOR FLOW AND SPILL CURB (SEE DETAIL-THIS SHEET). PER ACI STANDARDS = )
3. PROPOSED ADA ROUTE SHALL MEET THE STANDARDS SET FORTH IN THE MOST RECENT 3. AIR ENTRAINVENT - 7% + 1% £
EDITION OF ADA STANDARDS FOR ACCESSIBLE DESIGN - APPENDIX A TO PART 1191, AS 4' SLUMP 4"+1" - = ’ CONC
AMENDED ' - < .
4. SEE PLANS FOR LOCATIONS OF SPILL VS FLOW CURB. «® CURB & GUTTER
51/u 13/" 51/n 13/!! s
2 i 4 14y 2 i 4 4% 18' MIN, OR PER SITE LAYOUT PLAN_| =
! STRIPE TO STRIPE -
L . DUB-DOWN OR FLARED SIDE OPTION OR STRIPE TO .-
. . = A4 —
ERE%9 X AR |« TYPICAL 8'-0" WIDE FACE OF CURB &
R A . - B . N i< o
,‘,o.. PRI {/Q‘_\/ _ s Q; J / "} ADA VAN PARKING SPACE 4"WIDESTRIPE-TYP. & 9
o[ Lt oeee—0ea"""" A} SEEN S , 6-0" MIN. RAMP LENGTH . LANDING — (WHITE) <
R LS I N ) a - - —
N | R SEE GENERAL— L. | Tl e 1:12 SLOPE MAX: | NOTE: =
P e :" CONSTRUCTION NOTE » .. e A SEE GENERAL — & _\ L APPLY TWO COATS OF VOC COMPLIANT, M.D.O.T. APPROVED, PER SITE LAYOUT PLAN TO
@ AT s ONSHEET C-500 - 4 <, "CONSTRUCTIONNOTE - .| & | UNDILUTED SOLVENT BASED, OR LATEX TRAFFIC PAINT TO ALL F/WALK OR FACE OF CURB
S A RS . 430 ON SHEET G500 2« PAVEMENT MARKINGS. USE MANUFACTURERS RECOMMENDED
- , - S A T APPLICATION RATE, WITHOUT ADDITION OF THINNER, WITH A o
. 2 ! — SR I MAXIMUM OF 100 SFT PER GALLON, OR MINIMUM 15 MILS WET FILM TYPICAL 90
MDOT TYPE F-4 MODIFIED MDOT TYPE F-4 MODIFIED e EXPANSION JOINT THICKNESS, AND 7.5 MILS DRY FILM THICKNESS PER COAT, WITH PERIMETER
MINIMUM 30 DAYS BETWEEN APPLICATIONS. SECOND COATMUST b ARKING SPACE
FLOW CURB SPILL CURB SECTION A-A NOT BE APPLIED EARLIER THAN 7 DAYS BEFORE OCCUPANCY.
[ 1]
24" CONCRETE CURB AND GUTTER DETAIL SIDEWALK CURB RAMP DETAIL PARKING SPACE MARKING DETAILS
NTS. NTS. N.T.S.
1 2 3

SPECIAL PROJECT CONDITIONS
AND REQUIREMENTS

1. THE CONTRACTOR SHALL PROVIDE A CERTIFIED STORMWATER OPERATOR FOR CONSTRUCTION SITE
STORMWATER OVERSIGHT AND MANAGEMENT DURING THE DURATION OF THE WORK AND UNTIL SUCH TIME AS THE
STATE NPDES PERMIT IS TERMINATED. IN ACCORDANCE WITH STATE REQUIREMENTS, STORMWATER INSPECTIONS
AND RECORDKEEPING ARE REQUIRED AT LEAST ONCE PER WEEK AND AFTER EVERY RAIN EVENT EXCEEDING " OF
RAINFALL. THE CONTRACTOR SHALL KEEP A LOG ON SITE OF ALL INSPECTIONS.

. WATER MAIN AND SANITARY SEWER FOR THIS PROJECT ARE WITHIN THE BGUA SERVICE AREA. ALL WATER MAIN
AND SANITARY SEWER WORK AND MATERIALS SHALL CONFIRM TO THE CURRENT BGUA SPECIFICATIONS AND
REQUIREMENTS. THE SELECTED CONTRACTOR MUST BE APPROVED BY BGUA. THE CONTRACTOR WILL BE
REQUIRED TO PROVIDE A POST-CONSTRUCTION GUARANTEE FOR A PERIOD OF 1 YEAR FOLLOWING COMPLETION
AND ACCEPTANCE BY BGUA.

. COMPACTION TESTING SHALL BE PERFORMED UNDER ALL PAVEMENT AREAS, BUILDING SITES, AND UTILITY
TRENCHES. THE NUMBER AND LOCATION OF TESTS SHALL BE IN ACCORDANCE WITH THE FOLLOWING:

A. TRENCH BACKFILL - 1 TEST PER LAYER/LIFT OF BACKFILL PER 200 FEET OF PIPE. ALSO A MINIMUM OF 1 TEST
PER SANITARY LATERAL AND 1 TEST PER WATER SERVICE.
B. STRUCTURE BACKFILL - 1 TEST PER LAYER/LIFT OF BACKFILL AT EACH STRUCTURE.
C. SUBBASE - 1 TEST PER 200 LINEAR FEET OF ROADWAY.
D. AGGREGATE BASE - 1 TEST PER 200 LINEAR FEET OF ROADWAY.
E. BITUMINOUS SURFACE - 1 TEST PER 200 LINEAR FEET OF BITUMINOUS COURSE.
. DENSITIES REQUIRED FOR MATERIALS ARE AS FOLLOWS:
A. GENERAL SITE FILL - 95% OF MAXIMUM UNIT WEIGHT, MDOT SPECIFICATION 205.03H
B. SUBBASE - 95% OF MAXIMUM UNIT WEIGHT, MDOT SPECIFICATION 301.03
C. AGGREGATE BASE - 98% OF MAXIMUM UNIT WEIGHT, MDOT SPECIFICATION 302.03A
D. BITUMINOUS SURFACE - 97% OF MAXIMUM UNIT WEIGHT, MDOT SPECIFICATION 502.03G

. COMPACTION TEST RESULTS SHALL BE PROVIDED TO THE ENGINEER AT THE END OF THE PROJECT AND BEFORE
FINAL PAYMENT TO THE CONTRACTOR.

. ALL SOIL TESTING RESULTS INDICATING THAT THE WORK DOES NOT MEET SPECIFICATIONS SHALL BE RETAKEN AT
THE CONTRACTOR'S EXPENSE, AFTER THE CONTRACTOR HAS RE-COMPACTED ALL DEFICIENT AREAS.
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NOTES:

1. PREPARE SOIL BEFORE INSTALLING BLANKETS, INCLUDING ANY NECESSARY APPLICATION OF LIME, FERTILIZER, AND SEED.

2. BEGIN AT THE TOP OF THE SLOPE BY ANCHORING THE BLANKET IN A 6" DEEP X 6" WIDE TRENCH WITH APPROXIMATELY 12" OF
BLANKET EXTENDED BEYOND THE UP-SLOPE PORTION OF THE TRENCH. ANCHOR THE BLANKET WITH A ROW OF STAPLES/STAKES
APPROXIMATELY 12" APART IN THE BOTTOM OF THE TRENCH. BACKFILL AND COMPACT THE TRENCH AFTER STAPLING. APPLY SEED TO
COMPACTED SOIL AND FOLD REMAINING 12" PORTION OF BLANKET BACK OVER SEED AND COMPACTED SOIL. SECURE BLANKET OVER
COMPACTED SOIL WITH A ROW OF STAPLES/STAKES SPACED APPROXIMATELY 12" APART ACROSS THE WIDTH OF THE BLANKET.

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

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

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

6. PLACE STAPLES/STAKES PER MANUFACTURE RECOMMENDATION FOR THE APPROPRIATE SLOPE BEING APPLIED.

7. INLOOSE SOIL CONDITIONS, THE USE OF STAPLE OR STAKE LENGTHS GREATER THAN 6" MAY BE NECESSARY TO PROPERLY SECURE
THE BLANKETS.

8. FOLLOW EROSION CONTROL TECHNOLOGY COUNCIL SPECIFICATION FOR PRODUCT SELECTION

EROSION CONTROL BLANKET DETAIL

N.T.S.

STAPLES (2 PER

STRAW BALE (TYP.) BALE, MIN. 6' LONG)

STAKE (2 PER BALE)

NATIVE MATERIAL
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—— 1>

R

10mil PLASTIC LINER /

RS RSN

\— STAKE (TYP)

ACTUAL LAYOUT DETERMINED IN FIELD

CONCRETE WASHOUT DETAIL

\— STRAW BALE (TYP)
PLAN VIEW

2"x2"NO. 2
HARDWOOD STAKE
30" WOOD LATH,———
%" THICK HEAVY DUTY STAPLES,

MIN. 5 PER LATH

30"

FILTER FABRIC ANCHORED
BETWEEN LATH AND STAKE\

COMPACTED SOIL IN
ANCHOR TRENCH

SHEET FLOW

S

Y UNDISTURBED AREA

o

e

19"

SECTIONVIEW *

il

m“....vmw,
SR
3
0.0

UNDISTURBED AREA 1, >+ LiARDWOOD STAKES

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

X
12

XD
RS
0%
o
3
3L

Z:I:I:I
KRR
otede!
SEK
LR
LK
dedele!
SRR
Polele!
KR
5
K
&

Q

22
X
%
X5
X
X5
3
RHRHRKS
3L
%
X
3
%

7
5
755
58
ol
2%
38
QRS
X

»
DX
R
%
20
{525
O
KK
RS
35
58
XX
35

G475
.’

KKK
55
KL
(XX

9.
had

23
AN
7
&S
5
&
%
%
a2e 0%
LSS
K
XS
%
9,
55
&

65
A2
3

K
235
QR

XX

LK)
<y
&F
QL

e

{2
%
AZS
LXK

EXTRA STRENGTH
SYNTHETIC FILTER
FABRIC

/l,

_EJ-:LI.EJ-:L%I | I ||.‘
T
=T

T
N.T.S.
INSTALLATION INSTRUCTIONS:
12 GAUGE 1. Remove grate from the drainage
CORROSION structure
RESISTANT RIGID 2. Clean stone and dirt from ledge (lip) of

drainage structure

3. Drop the FLEXSTORM inlet filter
through the clear opening such that the
hangers rest firmly on the lip of the
structure.

4. Replace the grate and confirm it is not
elevated more than 1/8”, the thickness
of the steel hangers.

MEETS ASTM D8057 STANDARDS ~ WOVEN GEOTEXTILE FILTER
BAG: 200 GPM/SQFT FLOW

PRODUCT FEATURES RATE 82% FILTRATION

-Rigid frame and removable geosynthetic bag EFFICIENCY PER ASTM D 7351

-Sized to meet treatment flow rate.

-Bag maintains shape to be extracted when completely filled with sediement
-Rigid frame capable of supporting full load of sediment without deforming.
-Does not interfere or elevate grate by more than 1/8"

-Bypass flow exceeds design flow of drainage location

-Filter bag achieves +80% gross removal efficiency per ASTM D7351.

FLEXSTORM INLET FILTER LITE DETAIL

N.TS. N.TS.
GRADE OVER SEE PAVEMENT S%QIE/I gz\EVFER SEE PAVEMENT %%EEI\(/IXIIIE\IR
/ SAN. SEWER SPECIFICATIONS SPECIFICATIONS
B T e g
e e e MDOT CLASS I MDOT CLASS Il =
¢ wmpoTcLassl SAND BED & BACKFILL SAND BED & BACKFILL o
- SAND BED & BACKFILL - -, %
| SAND BED & BALAFLL STORM z
- SEWER <
4 ?E\\’;IVIEQRY e PIPE Jg e
oLu S NI
o PIPE 8% ) 8%
=] . 158 — Z'MIN. 12 g WATERMAIN
=2 — 4" MIN. 1= = UNDERCUT ==
2a 2a. 2a.
== = Z0N H=E =
=Z> — 1Z 3. — ==
1= = 1=z 1= =
| | A | =
==
| Z0 =
I X r 1 I 1 = % %
MIN. = PIPE O.D. PLUS 12" MIN. = PIPE 0.D. PLUS 12" MIN. = PIPE 0.D. PLUS 12" T2k
NOTE: MAX. = PIPE O.D. PLUS 18 NOTE: MAX. = PIPE 0.D. PLUS 30" NOTE: MAX. = PIPE 0.D. PLUS 24" S =

1. TRENCH TO BE BEDDED AND BACKFILLED WITH SAND AS NOTED ON DETAIL UNDER ALL
PAVED AREAS.

2. WHEN SANITARY SEWER PIPE IS OUTSIDE OF PAVED AREAS THE MINIMUM AMOUNT OF
SAND BACKFILL SHALL BE, AS NOTED, FROM THE BOTTOM OF TRENCH TO 12" ABOVE
CROWN OF STORM PIPE AND THE REMAINDER OF TRENCH BACKFILL WITH EXCAVATED
SOILS.

SANITARY SEWER TRENCH
AND BACKFILL DETAIL

PAVED AREAS.

SOILS.

1. TRENCH TO BE BEDDED AND BACKFILLED WITH SAND AS NOTED ON DETAIL UNDER ALL
2. WHEN STORM SEWER PIPE IS OUTSIDE OF PAVED AREAS THE MINIMUM AMOUNT OF

SAND BACKFILL SHALL BE, AS NOTED, FROM THE BOTTOM OF TRENCH TO 12" ABOVE
CROWN OF STORM PIPE AND THE REMAINDER OF TRENCH BACKFILL WITH EXCAVATED

STORM SEWER TRENCH
AND BACKFILL DETAIL

1. TRENCH TO BE BEDDED AND BACKFILLED WITH SAND AS NOTED ON DETAIL UNDER ALL
PAVED AREAS.

2. WHEN WATER MAIN PIPE IS OUTSIDE OF PAVED AREAS THE MINIMUM AMOUNT OF SAND
BACKFILL SHALL BE, AS NOTED, FROM THE BOTTOM OF TRENCH TO 12" ABOVE CROWN
OF WATERMAIN PIPE AND THE REMAINDER OF TRENCH BACKFILL WITH EXCAVATED
SOILS.

WATER MAIN TRENCH
AND BACKFILL DETAIL

N.T.S. N.T.S.

CONSTRUCTION NOTES

N.T.S.

NOTES: N L MIN. RIP RAP VOL.
1. DEBRIS CAGES SHALL BE DIA| A | NeT)foutiem)| B | W | We ["INLET/ QUTLET
INCLUDED ON ALL INLET 12 | 2 6 8 e e |3 3/3
THAT ARE 24" DIAMETER —— : , —— :
DUCTILE IRON AND GREATER. 15" | 2 8 10 e |8 | 4 3/4
FIRE SERVICE 2. OUTLET PIPES AND PIPES | 18" P-6" 9 122 |6 | 9 |45 5/6
: SMALLER THAN 24' o b [ 13 | o o (13 [ e | a2
DIAMETER DO NOT
L j REQU'RE DEBR'S CAGES 30" 4“6“ 17' 22' 12" 16' 75‘ 15/ 19
¢ [ 3. RIP RAP TO BE 8"-12" 36 | 5 [ 21 7 |15 (20 | @ 23/29
DIAMETER AND 24" MIN. —— , ; —— ,
\_ " DEPTH OVER NONWOVEN |42 F6" | 25 33 |18 |24 |105 | 32/42
TYPE K COPPER (<2" DIA.) OR DUCTILE IRON FILTER FABRIC. 48" 6 30’ 38’ 2" |27 | 12 43155
(>2" DIA.) DOMESTIC WATER SERVICE
N.T.S. N.T.S.
45 28 45 20' 12 12
A él B el
0L oo Al Pl A bl ELEV. = 687.0
1% N\ 1
¥ { ELEV. = 685.38 , FLOW DIRECTION \l Y ELEV.=6855
A
o ELEV. = 683.5
- - JELEV. =681.38
©
N \/
OVERFLOW
DIRECTION
EXTEND RIPRAP
TO BASE OF SLOPE | 37' WIDTH
‘ | 28' WIDTH | TOP OF BERM
'ELEV. = 688.0
5 S TOP OF CREST
- - - * PROPOSED CONCRETE, 2 ELEV. 26855
S REFER TO SPECS.
\//§§///\ T NG A
A AN A AN AN AN AN AN SANANANANS NUANANAN
SECTION B 5 6" MIN. MDOT CLASS 11
* * * CONCRETE SPECIFICATIONS OSLVIVINDD SAND SUBBASE (CIP)
4" EXTERIOR SLABS
fCMIN. 4,000 psi
CEMENTITIOUS MATERIAL 564 Ibsiyd NOTE: ALL SLABS ON GRADE SHALL HAVE CONTRACTION OR CONSTRUCTION
@ SLUMP 4 JOINTS AT A MAXIMUM SPACING (IN FEET) OF 3 TIMES THE SLAB THICKNESS
A LARGE AGGREGATE  3/4" (CRUSHED LIMESTONE) (IN INCHES) EACH WAY. MAINTAIN AN ASPECT RATIO OF NOT MORE THAN 1.5.
FIBROUS REINFORCING ~ 3.0 Ib/yd DO NOT EXCEED 12 JOINT SPACING.
PLAN AR 6% + 1%

CONCRETE SPILLWAY DETAIL FOR DETENTION BASIN

N.T.S.

STORM SEWER - INFILTRATION SYSTEM

1. ALL LEACH BASINS SHOULD BE PROVIDED WITH A MINIMUM 2' SUMP.

2. ALL STORM SEWER SHALL BE LEACH TYPE PIPE AND SHALL BE PERFORATED SMOOTH LINED CORRUGATED
POLYETHYLENE PIPE (SLCPP), WITH SOCK MEETING THE REQUIREMENTS OF THE MICHIGAN PLUMBING CODE,
AASHTO M-252 AND M-294, ASTM F-2306, F-2648, D-3212, F-477, F-2487, D-3350 AND F-1417. INSTALLATION SHALL
BE IN ACCORDANCE WITH MANUFACTURER RECOMMENDATIONS AND ASTM D-2321.

3. 6"UNDERDRAIN SHALL BE PERFORATED PIPE WITH SOCK, MEETING THE REQUIREMENTS OF AASHTO M-252 AND
THE GEOTEXTILE SHALL MEET AASHTO M-288 REQUIREMENTS

4. ALL FLARED END SECTIONS SHALL BE CONCRETE.

5. ALL LEACH BASINS AND MANHOLES SHALL BE CONCRETE, CONFORMING TO ASTM C-478 WITH BUTYL RUBBER
GASKETED JOINTS WITH BOOT TYPE PIPE CONNECTIONS CONFORMING TO ASTM C-923 FOR ALL PIPE
CONNECTIONS 24" DIAMETER AND SMALLER.

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

WATERMAIN AND SANITARY SEWER

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

GENERAL

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

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

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL DAMAGES TO THE EXISTING WATER AND SEWAGE SYSTEM
RESULTING FROM NON-CONFORMANCE WITH THE APPLICABLE STANDARDS OR THROUGH GENERAL
NEGLIGENCE.

4. ALL WORK, INCLUDING INSPECTIONS AND TESTING COST REQUIRED FOR REMOVAL, RELOCATION OR NEW
CONSTRUCTION FOR PRIVATE OR PUBLIC UTILITIES, WILL BE DONE BY AND AT THE EXPENSE OF THE
CONTRACTOR AND INCLUDED IN THE BID PRICE FOR THE VARIOUS WORK ITEMS UNLESS OTHERWISE NOTED.
THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND PAYING FOR ALL NECESSARY PERMITS FROM
THE CITY AND COUNTY AND ANY OTHER AGENCY FOR ALL WORK DONE BY THE CONTRACTOR.

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

6. ALL LAWN AREAS REMOVED OR DISTURBED SHALL BE REPLACED WITH TOPSOIL AND SOD WHERE NEEDED AND
SHALL BE RESEEDED AND MULCHED IF SATISFACTORY RE-ESTABLISHMENT OF LAWN DOES NOT OCCUR.

7. ALL PUNCH LIST AND DEFICIENCY WORK SHALL BE COMPLETED WITHIN 1 MONTH OF THE END OF
CONSTRUCTION.

8. THE CONTRACTOR SHALL OBTAIN A STREET OPENING PERMIT FROM THE CITY BEFORE BEGINNING WORK
WITHIN ANY PUBLIC STREET RIGHT-OF-WAY.

9. THE CONTRACTOR SHALL MAINTAIN A CURRENT SET OF CONSTRUCTION DRAWINGS ON SITE AT ALL TIMES.

10. THESE PLANS HAVE BEEN DEVELOPED FOR ELECTRONIC FIELD LAYOUT. DIMENSIONS SHOWN ARE FOR
GRAPHIC PRESENTATION ONLY AND SHOULD NOT BE USED FOR LAYOUT. CONTACT THE ENGINEER IF ANY
DISCREPANCIES BETWEEN THE PLAN AND ELECTRONIC DATA ARE DISCOVERED.

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

12.  THE CONTRACTOR SHALL PROTECT LOCATION OF ALL PROPERTY PINS AND BENCHMARKS.

19.

20.

21,

22.

23.

24,

25.

26.

27.

28.

29.

31.

32.

ALL WORK CONTEMPLATED SHALL AT ALL TIMES BE SUBJECT TO THE DIRECT INSPECTION OF THE CITY, OWNER
AND THEIR REPRESENTATIVES. THE CITY AND OWNER RESERVES THE RIGHT TO HALT ALL CONSTRUCTION
ACTIVITY FOR NONCONFORMANCE OF PLANS, SPECIFICATIONS AND OTHER APPLICABLE STANDARDS OR
REGULATIONS.

PRICES BID PER FOOT FOR ALL PIPES IS COMPACTED IN PLACE REGARDLESS OF SOIL OR ROCK CONDITIONS.
CONTRACTOR IS RESPONSIBLE FOR ALL SIGNS, BARRICADES AND SAFETY FENCES TO DETER PEOPLE FROM
ENTERING THE WORK AREA AND FOR MAINTAINING AND PROTECTING THE FLOW OF VEHICULAR AND
PEDESTRIAN TRAFFIC AROUND THE JOB SITE. TRAFFIC CONTROLS SHALL BE COORDINATED WITH THE POLICE
DEPARTMENT AND THE CITY.

PRIOR TO ANY CONSTRUCTION OR GRADING, A PROTECTIVE BARRIER, FENCE, POST AND/OR SIGNS CLEARLY
INDICATING LIMITS OF WORK/DISTURBANCE SHALL BE INSTALLED INDICATING NO TREE REMOVAL OR
DISTURBANCES OUTSIDE LIMITS, THE CITY AND OWNER SHALL BE CONTACTED UPON DETERMINATION OF LIMITS
IN THE FIELD.

ALL ROAD SURFACES, EASEMENTS OR RIGHT-OF-WAYS DISTURBED BY CONSTRUCTION OF ANY PART OF THIS
IMPROVEMENT ARE TO BE RESTORED COMPLETELY TO THE SATISFACTION OF THE CITY AND THE OWNER.

NO PARKING OF CONTRACTOR OR CONTRACTOR EMPLOYEE'S VEHICLES ON ANY PUBLIC STREETS SHALL BE
PERMITTED.

ALL DISTURBED SIGNS, GUARDRAILS, MAIL BOXES, AND DRIVEWAYS SHALL BE REPAIRED OR REPLACED AS
DIRECTED BY THE CITY AND THE OWNER.

DUST CONTROL: THE CONTRACTOR SHALL SUPPLY ALL LABOR, MATERIALS, AND EQUIPMENT NECESSARY SUCH
AS CALCIUM CHLORIDE, WATER OR A MOTORIZED DUST-FREE STREET SWEEPING DEVICE TO MAINTAIN ALL
ROADWAYS BEING USED FOR ACCESS TO THE CONSTRUCTION SITE AND SHALL ADHERE TO ALL ORDINANCES
OF THE CITY, COUNTY, MDEQ OR ANY OTHER GOVERNING AUTHORITY.

ALL SEWERS, MANHOLES, JUNCTION CHAMBERS AND INLET BASINS MUST BE CLEANED BEFORE ACCEPTANCE
BY THE CITY AND OWNER.

IF MUD, SOIL OR OTHER DEBRIS IS DEPOSITED ON ADJACENT STREETS, ROADS OR OTHER PROPERTY, THE
CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF SUCH AT THE END OF EACH WORK DAY OR AS
REQUIRED DURING THE WORK DAY.

ADJUST TO GRADE OR RECONSTRUCT TO GRADE WORK SHALL INCLUDE THE REMOVAL AND REPLACEMENT OF
ANY EXISTING CONCRETE BLOCKOUT PAVEMENT. DAMAGED PAVEMENT DOWELS OR OTHER SUCH LOAD
TRANSFERS DEVICES SHALL BE REPLACED AS DIRECTED BY THE COUNTY AND THE ENGINEER.

ALL EXISTING CASTINGS FOR STRUCTURES TO BE ADJUSTED OR RECONSTRUCTED TO GRADE SHALL BE FIELD
CHECKED AT THE TIME OF CONSTRUCTION AND MARKED SUITABLE FOR SALVAGE AND REUSE OR REPLACED.
COMPACTED PREMIUM BACKFILL (MDOT CLASS Il SAND) WILL BE REQUIRED AT ALL FILL AREAS OR ANY STREETS
WHERE REMOVAL AND REPLACEMENT OF PAVEMENT IS REQUIRED AND FOR ALL UNDERGROUND
CONSTRUCTION UNDER ANY DRIVEWAY OR PAVEMENT INCLUDING THE 45 DEGREE ANGLE OF INFLUENCE FROM
THE OUTSIDE EDGE OF PAVEMENT OR TOP OF CURB. COMPACTION TESTS SHALL BE REQUIRED EVERY 50 FEET
UNDER PAVEMENT. PAVEMENT INCLUDES, BUT NOT LIMITED TO, ROADWAY SURFACES, SIDEWALKS, BIKE WAYS,
DRIVEWAYS, SHOULDERS, BUILDINGS, ETC.

NO BUILDING MATERIAL, EQUIPMENT, VEHICLES OR CHEMICALS SHALL BE STORED OR PLACED OUTSIDE LIMITS
OF WORK/DISTURBANCE.

STORMWATER POLLUTION PREVENTION ITEMS SHALL BE IN PLACE PRIOR TO COMMENCING CLEARING
OPERATIONS, EARTHWORK GRADING, OR ANY OTHER TYPE OF CONSTRUCTION ACTIVITY.

ROOF DRAINS, FOUNDATION DRAINS AND OTHER CLEAN WATER CONNECTIONS TO THE SANITARY SEWER ARE
PROHIBITED.

CONSTRUCTION NOISE SHALL BE KEPT TO A MINIMUM DURING NIGHTTIME HOURS AND MUST COMPLY WITH
MUNICIPAL CODE REQUIREMENTS.

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

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

ALL CONCRETE PAVEMENT OR CURB EDGES AT HOT MIX ASPHALT JOINTS SHALL BE IMMEDIATELY SEALED
AFTER PAVING WITH SUITABLE RUBBERIZED ASPHALT SEALANT PER MDOT STANDARD CONSTRUCTION
SPECIFICATIONS SECTION 502.
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DECIDUOUS TREE PLANTING DETAL
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SALL

T By
BASE FRMLY WITH FOOT PRESSLRE
SO THAT ROOT BALL DOES NOT SHFT.

REMOVE ALL TWNE, ROPE AND WRE, AND
BURLAP FROM TOF HALF OF ROOT BALL

O

TYPICAL NSTALLATION - 3" (75MM) CALIPER OR LESS

PRUNE DAMAGED OR OBJECTION-

A

PLANT HEGHT SHALL BE MEASURED ABLE BRANCHES N SUCH
FROM FNSHED GRADE TO THE UPPER MANNER AS TO PRESERVE THE
MAN BODY OF THE PLANT NATURAL CHARACTER OF

THE PLANT

SHRUBS PLANTED N GROUPS SHALL
BE SET N CONTINUOUS BEDS AS

SHOWN ON PLAN

PLANTNG METHOD LLUSTRATED

SHALL APPLY EQUALLY

ROOT STOCK ¢ BALLED 4 BURLAP

SET SHRUBS 50 MM (2!

SURROUNDNG GRADE TO
ALLOW FOR SETTLEMENT

DO NOT COVER THE TOP
OF THE ROOT BALL WITH SOL.

SCARFY ¢ RRIGATE INSDE OF
SHRUB PLANTNG FIT PRIOR TO

PLANTNG

EXCAVATE § PREPARE PLANTNG ******* —
BED T0 450 M (B!) DEEP OR EEEEEEEL

AS SPECFED

TO BARE-

HGHER THAN
To

| { PLANT HEGHT MEASUREMENT |

SETTLEMENT

SHRUB PLANTNG DETAL

50 1M (2 N) MULCH DO NOT PLACE
MULCH N CONTACT WTH SHRUB TRLNK.

100 11 (4 N) HGH EARTH SAUCER
BEYOND EDGE OF ROOT BALL.

SPECFED SOL MXTURE FRMLY
/ COMPACTED TO ELMNATE AR
—— POCKETS AND PREVENT

/54— REMOVE NURSERY POT FROR
TO PLANTNG (F APPLICABLE)

COMPACTED SUBGRADE

O

TYPICAL NSTALLATION

0 5 10 20
e |

SCALE NFEET

P9 — 24 BURNNG BUSH

/ 2 AUTUMN FLAMEC RED MAPLE

Parking

& Mocdson Ave

& EASTERN WHTE PINE

7 EASTERN WHTE PINE

f 6 AUTUMN FLAMEC RED MAPLE

3 MOUDRY CHNESE FOUNTAN GRASS
9 CAPITATA JAPANESE TEW

3 SERVICEBERRY
& ANNABELLE SMOOTH HYDRANGEA

29 STRAWBERRY CANDY DAYLLY

42 STRANBERRY CANDY DAYLILY

e
e
oy e e
SECURE STAKES TO MAN agie *W o
TREE TRUNK W HEMP ROPE W

1800 x 40 MM (72N x F/2N)

HARDWOOD STAKES OR

APPROVED STAKE MATERIAL

DO NoT

COVER THE TOP
OF THE ROOT BALL WITH SOL.

AL STAKES SHALL BE DRVEN  —] ||

OTHER

MANTAN THE
PLANTNG.

Blls vostsg (G
Bl 959757
7

= POCKETS # SETTLEMENT

EACH TREE MUST BE PLANTED SUCH
THAT THE TRUNK FLARE 5 VISBLE
AT THE TOP OF THE ROOT BALL.

50 M1 (2 N) MULCH. DO NOT PLACE
MULCH N CONTACT IWTH TREE TRUNK.
TMULCH WEED-FREE FOR

A MNMUM OF THREE YEARS AFTER

100 MM (4 N) HGH EARTH SAUCER
BEYOND EDGE OF ROOT BA

REMOVE ALL TWWNE, ROPE AND WRE, AND
BURLAP FROM TOP HALF OF ROOT BALL

SPECFED SO MXTURE FIRMLY
COMPACTED TO ELFMINATE AR

QUTSDE THE EDGE OF THE ROOT BALL. \‘:m_:m: —] ‘: ::m
T AT TN T e e ager
HGHER N SLOALY DRANNG 50LS)
F PLANT 15 SHPPED WTH A WRE BASKET AROUND
THE ROOT BALL, CUT THE INRE BASKET N FOUR PLACES
AND FOLD DOWN 200 MM (8 IN.) NTO PLANTING HOLE. Z'ﬁ%i;%%g%ﬁu ON UNEXCAVATED

CONFEROUS TREE PLANTING DETAL

O

TYPCAL NSTALLATION - 66" (200CM) OR LESS

Qty Botaricol Name Cornmon Nae Site/Condtion
Trees

3 Amelorchier canodeneis SERVICEBERRY Nore
%  Abies concolor WHTE FR None
B Acer x freemani Armstrong ARMGTRONG FREEMAN MAPLE Nore
3 Acer pamatum (Dissectim Grop) Crimson Queen CRIMSON QUEEN JAPANESE CUTLEAF MAPLE Nore
B Acer norum Aturn Flame(! AUTUN FLAMEG. RED MAPLE Noree
B Acer sacchonum SUGAR MAPLE None
3 Cercs canodensis Forest Pony FOREST PANSY EASTERN REDBLD Nore
| Cornus kousa var. angustata KOUSA DOGNOOD Nore
61 Evorymus dtus BURNNG BUSH Nore
6 Hamamels virgriona WTCHHAZEL Nore
2 Mas x Praiifre PRARFRE FLOWERNG CRABAPPLE Nore
| Plcea pingens ‘el Fostigiota IGFLI FASTIGATA COLORADO SPRUCE Nore
5% Pinus strotus FASTERN WHTE PNE Noree
9 Taws aspidata Capitata CAPTATA JAPANESE YEW Nore
Shrbs

7 Bows microphylla Winter Gem WNTER GEM LITTLELEAF BOXWOOD Norie
5 Deuto gracis SLENDER DEUTZA Nore
30 Hydrangea arborescens Anncbelle ANNABELLE SMOOTH HYDRANGEA Noree
5 Inipenvs chinensis ‘Sea Green SEA GREEN CHNESE JINPER Noree
2 Piws pumia Nong NANA DWARF SBERIAN PNE Noree
& Syringa meyeri Polbin’ PALBN DIWARF LLAC Nore
20 Syringa patula Mss Kim M55 KIM MANCHURIAN LLAC Nore
5 Thyja plcata Grovepl (Proven Wimers) SPRNG GROVEQ WESTERN ARBORVITAE (Proven Wimers) None
5 Welgela florida lexardra ppti0,772, cbrit2642 (Proven Wiers) IWNE ¢ ROSESE. WEIGELA (Proven Wimers) Nore
Ormamentdl Grasses

% Pemmisetum alopecraides Mowdy MOUDRY CHNESE FOUNTAN GRASS Nore
Perenials ond Arvuds

30 Astibe chinensis Pumid PUMLA CHNESE ASTLBE Nore
% Hosta 'August Moon AUGUST MOON HOSTA Nore
W2 Hemerocalls Strawberry Candy STRAWBERRY CANDY DAYLLY Nore
M Liatris spicota Kebold KOBOLD SPKED BLAZNG STAR Nore
Vines

I Cornus kausa KOUSA DOGWOOD Nore

24 BURNNG BUSH

14 BURNNG BUSH

9 ANNABELLE SMOOTH HYDRANGEA
27 STRANBERRT CANDY DAYLLY
3 MOUDRY CHNESE FOUNTAN GRASS

= Porkig
o O

3 WTCHHAZEL

55

5 MOUDRY CHNESE FOUNTA

9 PUMLA CHNESE ASTILBE

5 SLENDER DEUTZIA
5 ANNABELLE SMOOTH HYDRANGEA

| ISELI FASTIGIATA COLORADO SPRUCE B STRAWBERRT CANDY DATLLY <
o
| KOUSA DOGWOOD L
3 WNTCHUAZEL 9 AUGUST MOON HOSTA :
>
o
31 STRAWBERRY CANDY DATYLLY COUWtyOWd !:
5 SEA GREEN CHNESE JUNPER oy
g
| KOUSA DOGINOOD ’
5 WNE & ROS%SQ WEIGELA (Proven Winners) %
>
2 PUMLA CHNESE ASTLBE
B ARMSTRONG FREEMAN MAPLE o DAt SR o Bne R :
35 WHITE FR R LK S -

o8, F— 3 CRIMSON QUEEN JAPANESE CUTLEAF MAPLE
.‘ 30 MOUDRY CHNESE FOUNTAN Gﬁa% :
8 Childrens Hospitdl !

22 MSS KM MANCHURIAN LILAC

Courtyara

12 SPRNG GROVEC WESTERN ARBORVITAE (¥
21 WNTER GEM LITTLELEAF BOXWOOD

ASTERN REDBUD
4 ED BLAZING STAR

@7 3 SUGAR MAPLE

GRASS

— 46 SPRNG GROVEC WESTERN ARBORVITAE (Proven Winners)
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