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ARTICLE

AGENDA
Cascade Charter Township Planning Commission
Monday, May 20, 2019
7:00 pm
Cascade Library Wisner Center
2870 Jacksmith Ave. SE

Call the meeting to order
Record the attendance

Pledge of Allegiance to the flag
Approve the current Agenda
Approve the Minutes of the May 13, 2019 meeting

Acknowledge visitors and those wishing to speak to non-agenda items.
(Comments are limited to five minutes per speaker.)

Case # 19-3527 Roundhill PUD Amendments — Sentenel Pointe

PUBLIC HEARING

Property Address: 3000 Thornhills

Requested Action: Amend the existing PUD to allow for decks for the single-
family portion of the project to extend beyond the approved building envelope, but
no closer than 25 feet from the rear property line.

ARTICLE 7. Any other business
ARTICLE 8. Adjournment
Meeting Format
1. Staff Presentation Staff report and recommendation
2. Project presentation- Applicant presentation and explanation of project

a. PUBLIC HEARINGS

i. Open Public Hearing. Comments are limited to five minutes per speaker, exception
may be granted by the chair for representative speakers and applicants
ii. Close public hearing

3. Commission discussion — May ask for clarification from applicant, staff or public
4. Commission decision - Options

Table the decision d. Approve with conditions
b. Deny e. Recommendation to Township Board

Approve



ARTICLE 1.

ARTICLE 2.

ARTICLE 3.

ARTICLE 4.

ARTICLE 5.

ARTICLE 6.

MINUTES
Cascade Charter Township
Planning Commission
Monday, May 13, 2019
7:00 P.M.

Vice Chairman Rissi called the meeting to order at 7:00 P.M.

Members Present: Johnson, Katsma, Krieter, Lewis, Rissi, Moxley, and Sperla
Members Absent: (Excused) Noordyke, Pennington

Others Present: Community Development Director, Steve Peterson and those listed on
the sign in sheet.

Pledge of Allegiance.
Approve the current Agenda.

Motion was made by Member Lewis to approve the Agenda. Supported by Member
Katsma. Motion carried 6 to 0.

Approve the Minutes of the April 15, 2019 meeting.

Motion was made by Member Johnson to approve the minutes of April 15, 2019 with
noted correction. Supported by Member Krieter. Motion carried 6 to 0.

Chairman Sperla arrived to the meeting at 7:05.
Acknowledge visitors and those wishing to speak to non-agenda items.

Ron McCollum (6660 Old 28" St Suite 203) came forward to distribute information
about the Round Hill PUD Amendment scheduled for next week. Director Peterson
allowed Mr. McCollum to distribute the information to present Members, and reminded
those present that discussion may not be held with anyone in the public, or with each
other before the scheduled meeting.

Case #19-3524 Jeff Tolan

Public Hearing

Property Address: 8505 60" St

Requested Action: The Applicant is requesting a special use permit to construct an
accessory building over 832 sq ft.

Director Peterson stated that Applicant is requesting a special use permit to construct a
building that is 40x40, 18ft tall at the midpoint, so that requires at least a 40ft setback.
The nearest property line is about 180ft away. The building is intended to be used for
storage, and will be metal sided, and metal roofed, described to be consistent with that
area of the township.

—_—e—— e e e———_—,—,e e e — ———
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ARTICLE 7.

Director Peterson recommends approval of the special use permit under the usual
conditions that it may not be used to run a business, have any type of living space, and
that any lighting will meet Township regulations.

Vice Chairman Rissi invited the Applicant to come forward with any comments.

Mr. Tolan stated that he did not have anything to add, but came forward to clarify that
this space would be used for mechanic work on his dirt bike, truck, and other personal
items.

Motion was made by Member Johnson to open public hearing. Supported by Member
Krieter. Motion carried 7 to 0.

Vice Chairman Rissi invited members of the public to come forward with comment.

Mr. Jeff Dionne (2984 Thornapple River Drive) came forward to support Mr. Tolans
special use permit application to construct this accessory building.

Motion was made by Member Krieter to close public hearing. Supported by Member
Johnson. Motion carried 7 to 0.

Motion was made by Member Krieter to approve the special use permit to construct
an accessory building over 832 sq ft. with the three conditions previously outlined by
Director Peterson. Supported by Member Sperla. Motion carried 7 to 0.

Case #19-3526 Robert Grooters Development Co.

Property Address: 5400 International Parkway

Requested Action: Site Plan Review for a new 112,188 sq ft distribution/warehouse
facility building.

Director Peterson stated there are a couple of maps for reference in the packets. This
will be in the Meadowbrook Business Park, and will need to go through the
Meadowbrook Review Board, which they have received their approval for. The Road
Commission has approved the access to their site with some modifications to
boulevards in the area, the Fire Department has reviewed and approved the plan with
the addition of a yard hydrant in the rear of the building. The Drain Commission has
approved the plan with no additional water detention necessary. The airport is also
aware and is without additional comment.

Director Peterson is recommending approval of the Site Plan, and states that a
photometric site plan, and routine stormwater agreement is still needed.

Vice Chairman Rissi invited the Applicant to come forward with comment.

Justin Longstreth with Moore & Bruggink came forward representing Robert Grooters
Development Co. stating that he will be happy to answer any questions asked of him,
and states that they are very comfortable with the conditions listed in the Staffs review
letter.
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Motion was made by Member Lewis to approve the Site Plan Review for a new
112,188 sq ft distribution/warehouse facility building with the conditions previously
listed by Director Peterson. Supported by Member Sperla. Motion carried 7 to 0.
ARTICLE 8. Any other business
ARTICLE 9. Adjournment

Motion was made by Member Krieter to adjourn. Supported by Member Lewis.
Motion carried 7 to 0. The meeting was adjourned at 7:15 p.m.

Respectfully submitted,
Phil Johnson, Secretary
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TO:
FROM

Cascade Charter Township Planning Commission

: Steve Peterson, Community Development Director

REPORT DATE: May 14, 2019
MEETING DATE: May 20, 2019

CASE:

o o w »

=

#19-3527 /Roundhill PUD Amendments — Sentenel Pointe
GENERAL INFORMATION
Applicant: Finko LLC
Status of Applicant: Owner
General Location: East side of Thornhills just south of 28t St.
Requested Action: Amend the existing PUD to allow for decks for the

single-family portion of the project to extend beyond the approved
building envelope but no closer than 25 feet from the rear property line.

Existing Zoning on Subject Parcels: PUD 55

Zoning on Adjoining Parcels:

N -PUD 36
S -PUD 55
E-R2

W -PUD 38

G. Parcel Size: Approximately 5.2 acre parcel

Existing Land Use on Subject Parcel: residential

Adjacent Area Land Uses:

North - Library
East - Residential
South - Residential
West - office

Sentenel Pointe /Roundhill PUD amendment
Preliminary
Case 19-3527
Page 1



STAFF ANALYSIS

. The applicant is requesting Preliminary Plan Review in order to allow for
decks to be built for the single-family portion of the project. This would
allow decks to extend beyond the approved building envelope but no
closer than 25 feet from the rear property line.

. This project was recently approved in 2016. During that process the
developer identified building envelopes where the building and structures
would be located. They have since realized that they made no provision
for decks. They would like to amend the project to accommodate decks.

. The only home (6546 Roundhill Ct) has been constructed and has built a
deck (with no permit). We have not been able to issue a building permit
for the deck because it extends beyond or outside of the approved
building envelope.

. Rather than seek a variance, which staff would not support, they are
seeking this amendment to rectify the matter, which would also address
all of the other lots in the project.

. The amendment would only impact decks and would not change the
location of the building envelopes for the homes. The request to have a
minimum of a 25-foot rear setback would be what is normally required
for a house in Cascade. There should also be a provision that the deck
would meet the “normal” 25-foot total/ 10-foot side yard setback
requirement. This would also be consistent with other homes in Cascade

. I don’t believe the requested amendment would be inconsistent with the
plan that we approved. The building envelopes were used for setback
purposes because at the time the applicant was going utilize the
condominium approach instead of the site condominium approach.
Given how tight everything was we wanted to make sure we knew where
the buildings were going.

. If the changes are approved the applicant will have to produce a site pan
showing that the current deck meets the requirement prior to getting a
building permit. Currently we have only issued a conditional occupancy
permit for the home. either the amendment gets approved or the deck is
removed.

. An adjoining neighbor has sent in some comments relative to his
concerns regarding the project. It is worth noting that the concerns are
not in relationship to the requested change, (other than the fact that the
applicant needs approval for the decks, which they are seeking with the
Sentenel Pointe /Roundhill PUD amendment
Preliminary
Case 19-3527
Page 2



amendment) but rather a list of grievances that go back to the original
amendment that permitted the new subdivision.

H. The developer should be prepared to state for the record that this change
would not alter the approved plans other than now allowing decks.

I. Standards

Section 16.03 of the Zoning Ordinance requires that a Planned Unit

Development must demonstrate that:

Standard

Staff Comment

Granting of the Planned Unit
Development rezoning will result in a
recognizable and substantial benefit
to the ultimate users of the project
and to the community, where such
benefit would otherwise be unfeasible
or unlikely to be achieved.

The property is already zoned PUD.
The changes they are asking for are
consistent with the master plan and
are consistent with how we treat
other residential decks.

In relation to underlying zoning, the
proposed type and density of use
shall not result in a material increase
in the need for public services,
facilities and utilities, and shall not
place a material burden upon the
subject or surrounding land or
property owners and occupants or
the natural environment

This amendment would not result in
a material increase in the need for
public services.

The proposed development shall be
compatible with the General
Development Plan of the Township,
and shall be consistent with the
intent and spirit of this Chapter

The amendment is consistent with
the master plan. The amendments
would not change the overall plan
that permitted the subdivision.

In relation to underlying zoning, the
proposed development shall not
result in an unreasonable negative
economic impact upon surrounding
properties

The addition of a deck to the homes
would not result in an unreasonable
negative economic impact.

The proposed development shall
contain at least as much green area
and usable open space as would
otherwise be required by this
Ordinance with respect to the most
dominant use in the development

No change from original approval.

The proposed development shall be
under single ownership or control

met

Sentenel Pointe /Roundhill PUD amendment
Preliminary
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[ such that there is a single person or |
entity having responsibility for
completing the project in conformity
with this Ordinance. This provision
shall not prohibit a transfer of
ownership or control, upon due
notice to the Planning Director of the

Township

Staff Recommendation

Staff recommends approval of the plan. Once approved, we will put together
the P.U.D. ordinance amendments with the applicant for your review so you
can make a recommendation to the Township Board.

Attachments: Application
Site plan
Concerns from Mr. Rhode (May 7, 2019 letter)

Sentenel Pointe /Roundhill PUD amendment
Preliminary
Case 19-3527
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dotloop signature verification:

F

CASCADE CHARTER TOWNSHIP

2865 Thornhllis SE Grand Raplds, Michigan 49546-7140

APPLICANT: Name: Thomas Michael Homes LLC/T¢
P.0. Box 441

Address:

Citv & Zip Code Ada, M1 40301

Telephone:  516-581-8744

Email Address: _tom@thomasmichaelhomes.com

OWNER: * (if different from Applicant)
Name: Finko LLC

Address: Jason S. Schnelker

City & Zip Code: _ 44 Grandville Ave SW Suite 200 Grand Rapids MI 49503

Telephone: __ 616-828-5370

Emall Address: jason.schnelker@srmlawyers.com

NATURE OF THE REQUEST: (Please check the approprizte box or boxes)

o Administrative Appeal s] Administrative Site Plen Review
D Deferred i p s PUD.- ng *

o P.UD.- Site Condominium* o i —

o Site Plan Review * o

o Special Use Permit =] Subdivision Plat Review *

o Zoning Variance o Other: °

’lmhsmhkblmbnfsfmdsmofmmpmmm

{**Use Attachments if Necessary)
-SEE OTHER SIDE-
Assessing Building Buildings & Grounds Clak Fire Monager Plonming Treosuet
PE9-6176 949-37¢5 682-4834 $49-1508 SA9-1320 9491500 9450224 94896944



dalloop signgture verification; B

LEGAL DESCRIPTION OF PROPERTY®*;
See Attached
{**Use Attachments if Necessary)

FERAAANCHYRARCE [TAX) NUSIEN: (51115 Fe Attached PP#s and Addresses
ADDRESS OF PROPERTY:

PRESENT USE OF THE PROPENRTY: _Residential , _

HAME(S) & ADDRESS[ES) OF ALL OTHER PEASDNS, CORPORATIONS, OR FIRIMIS HAVING A LEGAL OR

EQUITABLE INTEREST IN THE PROPERTY:

Nazme{s) Adiress{es) ,
DaLTon Deves (59 Brure dy)] CF

SIGNATURES

I {we) the undersigned certify that the information contained on this application form and the required
documents ottoched hereto ore to the best of my {our} knowledge true and accurate. i (we} also agree to
reimburse the Cascade Charter Township for all costs, including consultant costs, to review this request in
a timely manner. ! {we) understand that these costs may alsa include odministrative reviews which may
occur after the Township has taken oction on my {our} request,

:rm}mumwmmwmmmmnummmm
property restrictions {Le. plot rastrictions, deed restrictions, covenants, eic.)
Finko LLC

*Dalton Devos 7,40 77 g 048, Tom Giusti/ Thomas Michael Homes LLC
Owner ~ Print or Type Name ( U™ Riferany e TAppﬁcant- Print or Type Name
%f :}:ﬂ:r%rg gom Applicant} pr——
, o W PG PIPPLSHFOIA
Own.er's Signature & Date T o S € h w.llw Applicant’s Signature & Date

(*if different from Applicant) ‘//2?-/!?
PLEASE ATTACH ALL REQUIRED DOCUMENTS NOTED IN THE PROCESS REVIEW SHEET ~ THANK YOU

Rev. 7/24/14
**Dalton DeVos is the Owner of Unit 8 of Round Hill Condominium

Baoirs ZUIags & Tounds Jigrk Vet oge Foireg
Geg-A7A% LBE-ARZA $4C. 674 RCR iy 3ACTEDD 430306 B IR
KR s <Pt inert - S Wb



CASCADE CHARTER TOWNSHIP
Ordinance 1 of 2016

AN ORDINANCE TO Amend the
Sentinel Pointe
Ordinance #1 of 1980
as amended by Ord No 6 of 1984
PLANNED UNIT DEVELOPMENT PROJECT.

CASCADE CHARTER TOWNSHIP ORDAINS:

SECTION I. AN AMENDMENT TO THE CASCADE CHARTER TOWNSHIP ZONING
ORDINANCE.

The application received from Drifiwood Ventures or its assigns (hereafter referred to as the
“Developer™) is to amend the Sentinel Pointe Planned Unit Development to replace the 40 unit
elderly housing facility with a ten unit single family residential development called Roundhill
(hereinafter referred to as the “Project”). The existing 154 unit retirement facility is not part of
this amendment. The project was recommended by the Cascade Charter Township Planning
Commission for approval on 2/1/16, to amend the current PUD, Planned Unit Development.
Approval of the proposed PUD amendment requires an amendment to the Cascade Charter
Township Zoning Ordinance and Zoning Map to incorporate the Planning Commission’s
recommendations and the final actions of the Cascade Charter Township Board on 3/9/16.

SECTION II. LEGAL DESCRIPTION.

1. Ten unit condominium project - Roundhill

PART OF NW 1/4 COM AT NW COR OF SEC TH 90D 00M 00S E ALONG N SEC LINE 147551 FTTO E
LINE OF LOT 7 OF ARDEN HILLS PLAT EXT N TH S OD 08M 00S E ALONG SD EXT E LOT LINE& SD E
LOT LINE & SD E LOT LINE EXT S 0D 08M 00S E 1125.46 FT TO BEG OF THIS DESC - TH S 78D 30M
00S W 212.73 FT TH N 85D 00M 00S W 759.30 FT TO ELY LINE OF THORNHILLS AVE /100 FT WIDE/
TH NLY ALONG ELY LINE OF SD AVE TO A PT 895 FT S FROM N SEC LINE TH E PAR WITH N SEC
LINE TO E LINE OF SD LOT 7 EXT S TH S OD 08M 00S E ALONG SD EXT E LOT LINE TO BEG * SEC 16
T6N R10W 5.24 A,

2. Existing 154 unit retirement home

411916103012 PART OF NW 1/4 COM AT NW COR OF SEC TH 90D 00M E ALONG N SEC LINE
1475.51 FT TO E LINE OF LOT 7 OF ARDEN HILLS EXT N TH S 00D 08M E ALONG SD EXT E LOT LINE
TO CL OF THORNAPPLE RIVER DR TH S 63D 15M 325 W 234.98 FT TH S 46D 34M 385 W 129.5 FT

Sentinel Pointe
PUD Ordinance
Page 1



TO BEG OF THIS DESC- TH N 45D 00M W 275.0 FT TH N 49D O00OM E 175.0 FT TH N 57D 00M E
187.47 FT TH N 85D 00M W 759.30 FT TO ELY LINE OF THORNHILLS AVE /100 FT WIDE/ TH SWLY
ALONG SD ELY LINE TO A PT 288.21 FT N FROM E&W 1/4 LINE TH E 10 FT TH S 24.21 FT TO N LINE
OF S 264 FT OF NW 1/4 TH E ALONG SD N LINE TO CL OF THORNAPPLE RIVER DR TH NELY ALONG
SD CL TO BEG * SEC 16 T6N R10W 18.25 A.

SECTION III. GENERAL PROVISIONS.

The conditions, requirements, and regulations contained in this document shall apply to the
Project in addition to those requirements and regulations contained in Chapter XVI of the
Cascade Charter Township Zoning Ordinance (Ordinance No. 11 of 1988).

SECTION IV. PURPOSE.

The Project occupies approximately 5.24 acres of land that is proposed to be developed as a 10
unit single family residential condominium development. The Planned Unit Development
technique has been chosen by the Developer to provide more control over the development’s
aesthetics and appearance.

The conditions, requirements, and regulations contained in this document are established to
ensure high quality development of the Project. Additionally, they are designed to achieve
integration of this development with adjacent and area land uses.

SECTION V. APPROVAL LIMITATIONS.

A. The provisions of this Ordinance/Ordinance amendment (“this Ordinance”) are
not intended as a substitute for the Cascade Charter Township Zoning Ordinance
and the General Development Plan, nor do they in any way relieve the Developer
from obtaining all approvals and permits required by the Township, except as
otherwise expressly provided herein. In the event that a development issue or site
plan element is not expressly addressed by this Ordinance, the specifications and
requirements of the Cascade Charter Township Zoning Ordinance shall apply.
Furthermore, all other applicable Cascade Charter Township ordinances shall still
govern the Project where applicable.

B. Except as expressly otherwise provided herein, the Developer and its assigns must
meet all applicable provisions, ordinance requirements, and regulations of
Cascade Charter Township, as well as federal, county, and state law, and must
obtain all necessary approvals from state and county governmental agencies that
are required for construction, operation, or use.

C. This PUD approval is expressly contingent upon all conditions of approval herein
remaining fully effective and valid. If any condition imposed herein is
determined to be invalid, illegal or contrary to law as a result of a successful legal
challenge by the Developer or its assigns, or any other party, the Township
reserves the right to review the entire Project under the PUD provisions of the
Cascade Charter Township Zoning Ordinance, and further, to withdraw its

Sentinel Pointe
PUD Ordinance
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approval of this PUD if the Township finds that, absent the effect of any condition
imposed herein, the PUD no longer meets the standards for PUD approval
contained in the Zoning Ordinance.

All conditions contained herein and in the final approved site plan shall be
binding upon the Developer, as well as its successors, tenants and assigns. The
conditions may be modified or amended only pursuant to a formal amendment of
the PUD approval, approved site plan, and ordinance amendment. The Project
must be constructed, operated and maintained, and all properties therein used, in
strict compliance with the PUD approval (including this Ordinance and the final
approved site plan), and no deviations can occur without prior formal written
approval by the Township. So-called minor deviations shall not occur or be made
unilaterally by the Developer or its successors, tenants, or assigns. Any deviation
without prior formal written approval by the Township will constitute a violation
of this Ordinance and the Cascade Charter Township Zoning Ordinance.

This approval document shall be recorded with the Kent County Register of
Deeds by the Developer prior to construction occurring on site and shall run with
and bind the lands involved. Copies of this recorded document shall be supplied
by the Developer to the Cascade Charter Township Clerk.

Failure to comply with the site plan or any condition of approval herein shall be
deemed to be both a nuisance per se and a violation of the Cascade Charter
Township Zoning Ordinance.

Prior to recording a copy of this document as specified in Section V(E) hereof, the
Developer shall type the following statement onto the end of this document (or
add an additional page to the document) as follows, and shall sign and date the
same:

“Driftwood Ventures has fully read the above PUD ordinance
amendment, understands its provisions and fully agrees with all
requirements and conditions contained in the same, on behalf of it
and its assigns, successors and transferees in and to the property
involved.”

SECTION VI. PERMITTED USES.

The permitted uses for the Sentinel Pointe PUD are as follows:

A.

B.

10 Single Family Residences - Roundhill

The Existing 154 unit retirement facility — Sentinel Pointe

Signs. All signs for the Project shall conform with Section 6.02 of the Cascade
Charter Township Sign Ordinance (Ordinance 14 of 1997, as amended).

Sentinel Pointe
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Section VII. Design Guidelines, Requirements and Limitations.

The Project shall be developed in exact accordance with the site plan approved by the Township.
No alterations, expansions or additions may occur as to the Project without a formal amendment
to this Ordinance, unless expressly otherwise authorized herein.

A. Maximum Number of Residential Units
1. Roundhill — Ten (10) single-family detached condominium units.
2. Existing retirement facility - 154

B. Maximum Building or Structure Height
1. Roundhill — 35 feet or two and a half stories whichever is less
2. Existing retirement facility — as constructed

C. Setback Requirements

1. Roundhill - All condominium buildings and structures shall be placed
within the building footprint area as shown on the final approved site plan
dated 11/23/15.

2. Existing retirement facility — as constructed
D. Minimum Floor Area
1. Roundhill -Each dwelling on a condominium unit shall contain a

minimum of:

(a) One Story: 1300 square feet on the main floor, finished livable area
above grade level, exclusive of garages, decks, porches and
breezeways.

(b)  Two Story: 1600 square feet, with a minimum of 800 square feet
on the first floor, finished livable area above grade level, exclusive
of garages, decks, porches and breezeways.

2. Existing retirement facility

(a) As constructed

Sentinel Pointe
PUD Ordinance
Page 4



Section VIII. Private Street Development - Roundhill.

A

The Developer shall submit to the Township a street construction, maintenance,
and pavement plan consistent with Section 16.11(4)(f) of the Zoning Ordinance.
The Developer may establish private streets to serve the Project provided the
roads are constructed in accordance with the “Cascade Charter Township
Engineering Design Requirements and Standards for Private Streets” and the
following specifications:

1. The road grades shall not exceed a six percent (6%) grade. All grades
shall be sufficient to allow safe ingress/egress of emergency vehicles.

2. The private streets shall be posted with signs stating the street names.
These signs shall be consistent with Kent County Road Commission
standards and requirements and shall be installed at the Developer’s cost.

3. Any private street shall intersect any public road at a 90 degree angle.

4. Copies of any permits required by the Kent County Road Commission to
connect the private street to any public road shall be provided to the
Township Planning Department by the Developer.

In accordance with Section G of the “Cascade Charter Township Engineering
Design Requirements and Standards for Private Streets,” the Developer of the
Project shall provide a disclosure statement on all property deeds to all owners of
the private street, all those who utilize the private street and all persons securing a
building permit to construct a building or structure served by the private street,
stating that by applying for and securing a building permit for construction of a
building or structure that utilizes the private street, all such persons shall use the
private street at their own risk and the Township (and its employees, officials, and
agents) shall not be responsible for any aspect of the private street.

In accordance with SectionI of the “Cascade Charter Township Engineering
Design Requirements and Standards for Private Streets,” it shall be the
responsibility of the Developer and its successors or the individual property
owners to fully maintain and keep the private streets in good repair at all times
and to ensure that snow and ice is removed in a timely fashion during the winter.

No building may be erected within the Project until a temporary access road is
constructed to within 100 feet of the furthest point of a structure. Such road shall
be a minimum 18 feet wide and be able to support 20 tons on a single axle with
dual wheels and standard road tires.

Sentinel Pointe
PUD Ordinance
Page 5



Section IX. Temporary Buildings.

No structure of a temporary nature, including, but not limited to, any trailer, tent or construction
shack shall be constructed, placed or maintained within the Project except lawfully accessory to
and during construction of any building or infrastructure improvement.

Water and Sewer — The individual units in the Project will be served by public
water and sewer. Such systems shall be designed, installed, and approved by
Cascade Township and the City of Grand Rapids.

Section X. Utilities.
A.
B.

Stormwater Drainage —

In lieu of requiring that an Act 433 agreement or a drainage district be established
with the Kent County Drain Commissioner, Cascade Charter Township has
agreed to approve the site plan for the Project so long as the Project (and any and
all portions thereof) always complies with the Cascade Charter Township
Stormwater Ordinance (as that ordinance may be amended from time to time, as
well as any successor ordinance or ordinances). Accordingly, the property
owner’s association (the “Association”) and all landowners within the Project
(“Co-Owners”) are required to ensure the proper installation and permanent
maintenance of any and all storm drainage and water retention systems, pipes,
ponds, and facilities for the Project (collectively, the “Facilities”) shown on the
approved site plan or as otherwise required by the Cascade Charter Township
Stormwater Ordinance (as that ordinance may be amended from time to time, as
well as any successor ordinance or ordinances, all of which shall collectively be
referred to hereinafter as the “Stormwater Ordinance). Such requirements and
obligations of the Association and Co-Owners include, but are not necessarily
limited to, the following:

1. Maintenance and repair regarding the following items shall be done on a
regular basis and in such fashion as to ensure that all components of the
Facilities function properly at all times:

(a) Sediment removal;

(b) Erosion control;

©) Ensuring constant structural integrity of the physical systems; and

(d) Designate access to the facilities.

(e) Cleaning of catch basin sumps

® Sediment and debris removal from the infiltration basin

(2) Landscape maintenance of the infiltration basin to maintain the
design volume and ensure the system is operating as designed.

(h) Other maintenance procedures as outlined by the applicant’s
engineer in their letter dated June 4, 2015.

Sentinel Pointe
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The Township (including its designated officials, officers, agents, and
contractors) shall have the right to physically inspect all aspects of the
Facilities at all reasonable times, or any other times if, in the opinion of
the Township, there is a threat to the public health, safety, or welfare.

Buildings, structures, landscaping, trees, or similar items shall not be
installed, planted, or placed over any portion of the Facilities without prior
written Township approval.

The Township shall be supplied with an engineer’s “as-built” certification
to certify that the Facilities as constructed and installed matches the
approved design. The Township shall also be supplied with a reduced
copy of the approved site plan graphically showing the Facilities, together
with any and all easements therefor.

The Township shall be supplied with a permanent easement or irrevocable
license allowing the Township (as well as its designated officials, officers,
agents, and contractors) to have access between the public road right-of-
way to any and all portions of the Facilities.

Should the Facilities not be properly installed, maintained, and/or repaired,
in compliance with all of the requirements of this Section XII.B, the
approved site plan, and the Stormwater Ordinance (whether due to the
fault or neglect of the developer, the Association, and/or the Co-Owners),
and any such noncompliance or deficiency shall not have been fully
remedied within 30 days of the date when the Township has given the
Association written notice of any such noncompliance or deficiencies, the
Township, at its sole option and discretion, shall have the right and
authority to perform any and all installations, repairs, and/or maintenance
which is reasonably required and charge back the costs thereof to the
Association and Co-Owners (together with reasonable administrative costs
and legal fees). Should any challenge occur regarding the Township’s
actions, the following shall be applicable:

(a) Establishment of a Special Assessment District. The Township
may establish a special assessment district for the Project to pay
for or reimburse the Township for any and all such costs (as well
as to ensure future required repairs and maintenance) pursuant to
whichever state statute the Township desires to utilize. In such
event, all of the Co-Owners and the Association shall be deemed to
have consented to the establishment of such a special assessment
district.

(b) Proceeding to Collect Pursuant to the Master Deed and
Condominium Documents. Alternately, the Township shall also
have the authority to collect or seek reimbursement for any and all

Sentinel Pointe
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such costs from the Association and Co-Owners as if such
obligations of the Association and Co-Owners were in the form of
a permanent deed restriction or covenant on the Project. Should
the Township pursue this remedy, the Township would have any
and all rights attributable to the Association when collecting dues
or assessments from Co-Owners. Additionally, such costs shall be
a lien on each of the Units, which shall be enforceable in
accordance with Act No. 94 of the Public Acts of 1933, as
amended from time to time. Any such charges which are
delinquent for six (6) months or more may be certified annually to
the Township Treasurer, who shall enter the lien on the next tax
roll against the applicable Unit, and the costs shall be collected and
the lien shall be enforced in the same manner as provided for in the
collection of taxes assessed upon the roll in the enforcement of a
lien for taxes. In addition to any other lawful enforcement
methods, the Township shall have all remedies authorized by Act
No. 94 of the Public Acts of 1933, as amended.

The above alternate remedies (being (a) and (b)) shall be deemed to be in
addition to any and all other remedies provided for elsewhere in the
Master Deed or condominium documents or at law or equity. The
Township shall have the sole authority and discretion to determine
whether or not to proceed pursuant to (a) or (b), above.

C. Before construction commences, the Developer shall provide to the Township
(and any other applicable governmental units and utilities) all necessary
permanent easements within the Project for telephone, telecommunications,
electricity, gas and cable television to the appropriate utility provider without
cost. Said easements shall be recorded with the Kent County Register of Deeds
and provided to each utility provider for their records.

Section XI. Landscape Plan

The landscaping along the perimeter of the site shall be installed and maintained and shall
include at a minimum the plantings that are shown on the approved landscaping plan dated
1/22/16.

Section XII. Soil Erosion Control Requirements.

The Developer shall submit a soil erosion control plan showing all temporary and permanent soil
erosion control measures to be taken before, during, and after construction on the Project. This
plan shall be reviewed and approved by the Township Engineer prior to commencing any
excavation on the site. Developer shall comply with any and all licenses, approvals, or permits
issued regarding soil erosion control requirements and measures.
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Section XIII, Performance Guarantee.

To ensure compliance with this Ordinance, the Cascade Township Zoning Ordinance, and any
conditions and requirements herein, the Township may require reasonable performance
guarantees to ensure completion of improvements such as, but not limited to, landscaping,
drainage, lighting, roads, and utilities. The Township Board, Engineer, or Planning Department
may require such guarantees at any time they deem reasonably necessary to ensure completion of
the improvements. The form (including the bank or surety involved), duration, and amount of
the performance guarantee as shall be approved by the Township.

Section XIV. The Gerald R. Ford International Airport.

Within the recorded Master Deed, the Developer shall expressly disclose in writing that the
Project is located in the vicinity of the Gerald R. Ford International Airport and that there may be
noise, vibration, and property valuation impacts associated with such location.

Section XV. Consistency of the Master Deed and/or Deed Restrictions/Covenants with the
PUD Approval.

If the Project will be a condominium project (in whole or in part), the Master Deed (and
attachments) shall be reviewed and approved by the Township Attorney prior to final recording
to ensure consistency with this Ordinance. If some or all of the Project will be governed by deed
restrictions/restrictive covenants apart from a condominium master deed, such deed restrictions/
restrictive covenants shall also be reviewed and approved by the Township Attorney before
recording to ensure consistency with this Ordinance.

Section XVI. Consistency With Planned Unit Development (PUD) Standards.

The rezoning to Planned Unit Development will result in a recognizable benefit to the ultimate
users of the Project and to the community. Current and future residents will recognize the
benefits of a residential development that offers a low-density land use.

In relation to the underlying zoning (PUD), the Township finds the Project will not result in a
material increase in the need for public services, facilities and utilities and will not place a
material burden upon the subject property and the surrounding properties. The Project is not
anticipated to cause undo impact to the stormwater drainage of the surrounding area. All
stormwater and soil erosion control plans have been approved by the Township Engineer and the
appropriate County and State agencies.

The Project has been determined by the Township to be compatible with the 2009
Comprehensive Plan of the Township and with the spirit and intent of the Planned Unit
Development Chapter of the Zoning Ordinance. The Project has been determined to be a
“Residential” use, which is consistent with the Cascade Township Comprehensive Plan.

The Township finds the Project will not result in an unreasonable negative economic impact
upon surrounding properties.
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The Township finds the Project to have at least the same amount of green areas and usable open
space than would typically be required by the Township Zoning Ordinance.

This Ordinance also incorporates and adopts the staff comments and conclusions on pages 3-4 of
the staff report dated January 7, 2016 as additional findings by the Township Board.

Finally, the Township recognizes the Project will be under single ownership or control. The
Township recognizes that the Developer or its assigns will retain ownership and control of the
Premises until a majority of the site condominium units are purchased for single family
residential purposes.

SECTION XVII. EFFECTIVE DATE.

This Ordinance/Ordinance amendment shall become effective upon the expiration of seven (7)
days after publication of this documents (or a summary) in the Grand Rapids Press, a newspaper
of general circulation within Cascade Charter Township.

The foregoing Ordinance/Ordinance amendment was offered by Board Member Lewis,
supported by Board Member Koessel. The roll call vote being as follows:

YEAS: Lewis, Beahan, Goldberg, Koessel, Goodyke
NAYS: Peirce

ABSENT:; McDonald

Ron Goodyke
Cascade Charter Township Clerk

CERTIFICATION
I hereby certify the foregoing to be a true copy of an Ordinance/Ordinance amendment adopted
at a Regular Meeting of the Cascade Charter Township Board on the 9 day of March, 2016.

Ron Goodyke
Cascade Charter Township Clerk
Applicant Statement:

“Driftwood Ventures has fully read the above PUD ordinance
amendment, understands its provisions and fully agrees with all
requirements and conditions contained in the same, on behalf of it
and its assigns, successors and transferees in and to the property
involved.”

Sentinel Pointe
PUD Ordinance
Page 10



Signature

Printed Name Date

Sentinel Pointe
PUD Ordinance
Page 11



THORNBROOK DR.

piatt ot

o
o Nt 00 Woves e O T Y
oy e doatnn LR U ]
TR vt naLOe T SR L
WY e s K oo 0

SOIL EROSION
| CONTROL SCHEDULE

[STE RESTORTIONTAEN P

Land Planning =={andscepe Archi jneori i i i

W FOGESE THE SOL BROINND

COMTRAGIOR L
SEDNBAAATOHCONTROL PERAZY FRICR 10 START GF ARY EARTH
woRe

TSR EOSENAD.
0SNG
SUBMIT MCDE CATOME 10THE COMROLLNG
MOTEbER
a

ERQEION FROTECY NS EE PROVIED AT AL STORMSEYER
SLETS MDOUTLETE AN BARE EAIMSHAL BESTAE ZED WIDH
Do

4 LOCATICH AND TVPE OF EROSIONCOMTROLMEASIRES WRE
CENTF 1 ON THE SKETCH BY KEY NGRS, vg (IFELATING 1D
ENVROWENTAL QALY \NF D
KEVNG SYSTEN RO BEST MAUIGENENT FRACTICES
)

igh Definition Scanping === Forensic

SOIL EROSION AND SEDIMENTATION CONTROL NOTES

Exparence .. . the Differance

™\
NEDERVELD|

‘wwnedarvaldoom
800222, 1863

GRAND RAPIDS
20 Gt o S 3T
G ek, W 203
Prom 40175580
¢ 20 4 ar ANN ARBOR

SCALE: 1" =4t

| 01 LANP
JIANAROLIS
! ST. LOUIS
|
PREPARED FOR:

RJF Vortwes
| Tom Gest

P.O.Bo 41
Ads, M 45001
Phone: 616 561.8744

0 —

PLACE 2OV TOTAL EROSN IR

c
Kl
o
9

]

w

[

E
4 g
= 5
I 45
(] it
- Eg
=2 8

o] g
14 3
&

‘CASCADE TOWNSHIP, KENT DOUNTY, MCHIGAN

EXISTING DRIVE TO BE USED AS 18,
KENT COUNTY ON DRIVEWAY FLAN FOR:

ROUND HILL CONDOMINIUMS
APPROX. 3000 THORNHILLS AVE SE

KCRC.OBPUTY BATE |
KCXC.DM. OF TRAFFIC & SAFETY DATH PROJECT NO:
T — pr— 14401335
FERMT NUMBER [S5UED DATE |

| SHEET NO:
PLAN NUMBER:

. c-300

3 OF 3

TR N WA 1

803 Pt e



Experience ...

THORNBROQOK DR.

e
NEDERVELD

Waw federveld com
§ romemrion s 20222 1868
iz GRAND RAPIDS
= R
et oot et oo 1 e e il
STREET LI Tobe o h S Ay
eI, RS B "
P TYPICAL UNIT
iy COLUWBUG
O AND
DIANAPO. IS
- L .
aEAn e PREPARED FOR:
cowserene | | | : RIF Venuros
WA (IS Tam Giusti
— P.O. Box 44t
‘Ada, M 49301
TYPICAL STREET LIGHT ZONMED PUD Phone: 516.581.8744
T ——————
REVISIONS:

| OESTE StAwTer
" |comRoL comevance srereu]

OaeECT TOEY wir
iz weernsme s

Tk LD Mt Con iz 5
N BB S Ove 2T
Tia Seompaeracts Vom®mms

ke 5 Dow O 8
T KRG Siomba Vo @it
N (mini®  SDRBUE
Tie Py iy P Vo 1715
DumOW  Cwisery  5Dse 2w

ZONED PUD

ZONED PUD

ift s
" !
o £ i
/ ¥ W
LN 1 S z3
ool # 1 a ;;§
STORM SEWER DRAINAGE STRUCTURES Loy = — 2 g
Wor. | ent | mwm (o me | RoF@mGy - E I = %
L + e e § -
w he v T cocrEs “‘L‘/"‘“"""'/_\:'__‘_f/’/" S 2 8§
+ = , ey N~ &

e rawn o i (]

o |ma | cwwaes | o | e o, ZONED PUD a = | it
25E uTwm O 4 ) 2 ot
@ |mn| TWwema || sweoo a ZONED PUD <

| |+ | e =

T nema crwana £
W | D | G wann ol TFEN o E <]

o |me| 2w [ ewene LAND USE SUMMARY LEGEND - ES

ZE W28 TREN — —_— m ]

@n s E418 00 o maAos - s
RS ==yl a &°
P e BT e T [ —— = g

TTE W T2 TEN = PROPOSED USE = SINGLE FAMLY RESIDENTWL E ;‘WMNWE

— = NUMDER OF UNITS » 10
o |mm| owwemn | o | Smmo STORM SZWER BRATNAGE FIPES o G O romwe
- - arAL —] A vexts Ll teawam

2 oo e s @ 7w | s ewon
m |mn | enwms | e | ewes

Fawan e - e NOTES

T r—— W | e . o 00 SENER 1 ACCOTDANCE WATH O O GRAND RIS PUBL Y, UTLTY EXTENG CHRECUREVENTS.
| LU S SO e || _rueeaia AT I WA WTHCACAGE O & SRE 4 CHTER SOV A R DAL 5
7 wvor COUECTED ROORELTEDTO T RETEINBASN
w e IR o | ewms aoe @A ewewenss | € « 0AS FECTRI, POVER, TELIFHOIE 41D CALE TELEVION SHAL BE ITALED UNDERROUND WM T BT EASEHENT
L LAY il ACTUR LCGATCAG TORE VGRF EDWITIUTE(TY
row | EEwEm | . | cammo e - € s ' + ALUGTPSISHAL 6 SHELDD ARAY FROM IO PROPERTES 1D BHAL MR TOCASCACE TORREH
MO | s e TwEN oW W pl
T 1 Sow ® IT IS PROPOSED THE FROLECT WIL BERLT
12 oo | JZE s - ERIC e . o LI AHTOPATED COMPLEY CNCF NOVEMEER 15TH 20%6
al LLL L LN THFEN. Ll . IROADWAY O EE GALLED FUND MLL COURT (VT |
Ty |ram | ZEewewae | i 10g o
w | .
" | i | | e ] w Tz | om | o
w [ren | wwmeme | ¢ | cmime Wl w e e | awe
= i ml e e | | awe

e womm cJri oa
BB | oy e ‘| wsanoer a2 o Ca o Py

12E W TR EJIW 100 [ n
BB | gy wamm < | wiapcoe b} T Ll s + L Licd
o e | EEmeamn |, | cawace el e T [7m | o | |

TN WD TeEN o e | e | am o | PROJECT NO:

PE WU EJIN 100 3 - | 2w et 1 2 EXTEROR SLAS WOTE AL SLABS ON GRACE SHLL MAVE: H
o || FENEG 0| e E R oA ER TR CR TS ATA | 14401335 H

W T 1 eawma = . e 2z L] T CEMENTITIOUS MATERL 504 beryd MUOM SPALING N FEET) OF 3 TIES THE SLAB | e
e I L e w | w | o | sow Tt THOGESS (8 NGHER EXGHIRY MRATHETA §

— L -4 LA | - JOOREGATE | F IRUBHEDUNESTOND  ASPECT ATIOOF OV IORE THAN 15 DO NIT SHEET NO: H
m [760 | cwwaos | ¢ | Ciwme w e e e | TERUERNING 1550 BOED 12 0 NS 00w d N
e =T R e 4 CLASSI U WTEA R
At = ® || e s - 5
Exan | mem | oE W .
TR IR . CONCRETE SPILLWAY DETAIL FOR DETENTION BAS(N 18" WIDE PRIVATE ROAD CROSS SECTION | - g
_—m — ~— — —
. ) B - | l
snd ¥y ==l.2nd i ginoering ==Land Surveying 9 ] ginesring

===y



£

HES s (R E
(5 )0 o [ o o

i
-Rehde-|-B=

Wednesday
May 7, 2019

Mr. Steve Peterson- Community Development Director
Mr. John Sperla- Cascade Planning Chairman
Members of the Cascade Planning Commission

2865 Thornhills Ave. SE

Grand Rapids M| 49546-7192

Re: Requested ROUND HiLL PUD AMENDMENT
Case # 19-3527: Decks on Homes Request

To the Cascade Township Planning Commission;

Yesterday | received an invitation to a planning commission hearing regarding the above matter, since | am
an adjacent land owner to Round Hill PUD. As all of you know, | have a four year involvement with this
development, noting many of the ordinance and code issues that have arisen with this development. Last
week, | had a meeting with Mr. Peterson, Wayne Harrall of the KCRC, and Mr. Tom Giusti as the Round
Hill representative. Many crucial open issues were discussed at this meeting, with no definitive agreement
on a number of issues.

What spurred the reason for this meeting was the near completion of the first home in this development,
any a number of issues of potential liability for all involved with this development, including Cascade
Township. My concern is that the Township’s potential liability will increase substantially, as an occupancy
permit is given on this home, wherein the Township must certify that this home and the Round Hill PUD
development had been constructed according to the PUD approved by the Cascade Township Planning
Commission in January 2016, and by the Trustees several months later.

To avoid this dilemma and potential liability, the Cascade Planning Commission must review and address
the substantial elements of the actual construction which are at variance with the approval. The Planning
Commission must then issue recommendations for action by the Board. The issues are very substantial,
and all involved with the development have made aware of these problems over the last two years, but no
action has yet been taken. To assist the Planning Commission in reviewing the issues, | have attached a
copy of the ordinance which was approved by you in 2016 [Reference 01-10 attached). | have also included
pertinent Township procedures and ordinances references [References 11-14].

The PUD violations, in order of their occurrence during development/construction are:

1. NO PERMANENT/TEMPORARY SOIL CONTROL PLAN WAS SUBMITTED OR APPROVED

a. The Cascade Procedures Manual 16.4.h [See Reference 14] requires this plan, and none
was provided for either the PUD approved original design or the unapproved actual site
development plan.

b. In Fall 2018, major breaches in theRound Hill perimeter soil erosion control led to sediment
gelting onto adjascent properties, and into the Thornapple River. KCRC called in the soil
erosion bond and did an excellent of coordinating and implementing repairs on my land and
that of Sentine! Pointe.

SinEee = "3057 Thomapple River Dr. SE
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2. PUD APPROVED SITE DEVELOPMENT PLAN COMPLETELY CHANGED IN CONSTRUCTION

During the Planning and Board approval of this PUD, | made a number of presentation pointing out
that their were two major elements in the Round Hill Site Plan which were not legal. These elements
were,

a. The site design had approximately 700 LF of high concrete retaining within the property
line setback. These walls could not be located within the setbacks. | have attached one of
the three legal opinions on this matter that supported my case. See Reference 15-16 from
Varnum Law, who is currently Cascade’s legal counsel.

b. The site design had a detention pond, with overflow onto adjacent property. Without a
legal easement from the adjacent owner [Sentinel Pointe refused the request] the detention
pond was not per code.

The Planners and the Board did not choose to recognize these issues and the plan PUD was
approved with the above deficiencies. However, when construction started in Spring 2017, it
appeared that Round Hill recognized that they would have to substitute a retention pond, without
overflow. A retention pond was built in lieu of a detention pond with overflow. A retention pond
must have twice the capacity of a detention pond. This substantially altered the grading plan
and site plan for the PUD.

Likewise, as sitework continued in Summer 2017, Round Hill also came to the realization that the
retaining walls with the setback were indeed illegal, since the site grades were completely changed,
and with major consequences the site being raised 3'-4' and major 45 degree slopes were created
at the south and east property lines.

Round Hili PUD should have submitted for a revised PUD, which would have likely reduced
the number of homes allowed from 10 to 7-8. However, not only did Round Hill not request
a review, but no revised drawings were made available to my attorney or MDEQ in 2017 to
even understand all of the changes being made. Furthermore, the soil erosion permit was issued
based upon the PUD approved drawings, and no revised PUD soil erosion permit was ever
requested or approved. The PUD Ordinence approval Section V Approval Limitations, Articles
A, D, E, and G have been violated [See Reference 2-3]. In addiiton, Section Xl Soil Erosion
Control Requirements has been violated [See Reference 8]

3. THE RECENTLY COMPLETED HOME SIZE HAS VIOLATED THE PUD APPROVAL REQUIREMENTS

The model house currently on the site has a footprint 15% larger than the PUD house design, asa
_I result of changing from a two-stall to three-stall garage. See Reference 10, which shows the
maximum house size. This different design and size requires a PUD variance request and
cannot be approved by the Community Development Director, but must be submitted to the

__I_J planning commission for review and approval recommendation [See References 11-1 3]. In
‘_I addition the site plan has 50% increased driveway concrete and less green space. The current
design violates the PUD Ordinance Approval Section Vil Design Guidelines, Subsection C1

_J Setback Requirements [See Reference 4]
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4. THE RECENTLY COMPLETED HOME DECK REQUIRES PLANNING COMMISSION APPROVAL

This action has been requested and is the reason for this meeting and review. | would note to the
Planning Commission, that the added home size in Item 3 already stretches the limit for house size
when all side/front/rear house setbacks are only 15'. To approve a large deck in addition, should
be be accompanied by the Planning Commission reducing the total number of houses on
the site from 10to 7.

There is also a much larger than normal deck on the back of the model house. | have
assumed that this design will be used on all Round Hill houses. With this larger footprint,
there must be at least 1-2 less houses on the site.

§. THE PUD MANDATED LANDSCAPE BUFFER CANNOT BE INSTALLED AS REQUIRED

The Board of Trustees made a landscape buffer as part of the PUD approval. [See References 17-
19]. Because the grades caused by issues in Item 2 above, the Landscape Buffer cannot be
installed as required. In meeting with Round Hill and Mr. Peterson last week, we reached a verbal
agreement on where to put this buffer. The Planning Commission should direct Round Hill to
submit a revised landscape buffer plan. In addition the amount of the landscape buffer trees
should be doubled, because of the issues presented herein.

6. SITE FILL WAS IMPROPERLY COMPACTED AT SOUTH PROPERTY UNIT LOCATIONS

As a professional engineer and adjacent landowner, | personally observed much of the cutffill
process in 2017, and fill was not installed or compacted per accepted state requirements, or as
required by the PUD approval. This will cause problems with several building at the south property
which are on large fill areas. In a meeting with Mr. Peterson and Mr. Borrovoets| FTC&H] last
week, it was agreed that borings would be required on a building with substantial fill. The Planning
Commission should make this a condiiton of a revised PUD approval.

In conclusion, many of you on the Planning Commission know that | have spent many 100s of hours trying
unsuccessfully to prevent the mistakes noted above from occurring, and | have a legal file 7-8" high with
documenting evidence. | have represented not only myself, but Sentinel Pointe, and other Thornapple
residents in this and it is certainly a black mark for Cascade Township and professionals who designed or
approved of this state of affairs. | am sure the planning commission will come to this same conclusion.

With that being said, the Planning Commission and all those | represent realize that nothing would be
gaining by stopping this project legally inspite of bad intentions by some. It won't bring back trees that are
gone. Even with the number of gross violations noted ahove, | believe it is in all of our intergsts to
have the Planning Commission make a recommendation, as part of a revised PUD approval request
[which Round Hill PUD must formally request], that the PUD be revised and approved with the
following conditions;

1. There should only be seven [7] of the larger houses with three stall garages and decks.
With the revised grades, larger retention pond, excessive grades at the south property line,
and larger house footprints; this site can take no more density. Also, as noted in my
meeting at the township last week, the larger houses/3 stall garages sales prices must be
accompanied by side setbacks wider than 15’

Page 3

3000 THORNHILLS AVE. ROUND HiLL PUD
PUD AMENDMENT REQUEST 19-3527

Mav 7. 2019

L
=
L

L
L

. |
.| |



R- de
Eanst I:tu:ln

ru

2. No houses areto be located in areas considered to have potential soil settlement/erosion
issues and steep slopes at the south property line..

3. A landscape buffer area, at the south property line, in the mid-level flat area of 45 degree
slopes, should have $25,000 minimum landscaping.

4. .As mentioned above, part of any agreement would include that the permanent soil erosion
at the south property line and east of Mode! Unit 8, be installed no later than September
2019.

| have attached a proposed layout which | discussed with KCRC last month, and forwarded it to Mr.
Peterson for his review at that time. A revised Cascade Planning Commission recommendation for a plan
with those characteristics is something that would gain Cascade Township respect that it had lost up to this
point because of the violations. More importantly, it would eliminate potential liability and legal challenge
possibilities.

Respectfully Submitted;

e d /0& é%t

Mark Douglas Rohde PE

3087 Thornapple River Dr. SE

Grand Rapids, MI

Concerned Cascade Thornapple Homeowners Group [CCTHG]
Sentinel Pointe Retirement Community
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Reference 01

CASCADE CHARTER TOWNSHIP
Ordinance of 2016

AN ORDINANCE TO Amend the
Sentinel Pointe
Ordinsnce #1 of 1980
s amended by Ord No 6 of 1984
PLANNED UNIT DEVELOPMENT PROJECT.

CASCADE CHARTER TOWNSHIP ORDAINS:

SECTION I. AN AMENDMENT TO THE CASCADE CHARTER TOWNSHIP ZONING
ORDINANCE,

The application received from Driftwood Ventures or its assigns (hereafter referred 1o as the
“Developer™} is to amend the Sentinel Pointe Planned Unit Development to replace the 40 unit
elderly housing fucility with 2 ten unit single family residential development called Roundhill
(hercinufer referred to es the “Project™). The existing 154 unit retirement facility is not part of
this amendment. The project was recommended by the Cascade Charter Township Planning
Commission for approval on , o amend the currem PUD, Planned Unit Development.
Approval of the proposed PUD am:ndment requires an amepdment 10 the Cascade Charter
Township Zoning Ordinance and Zoning Map o incorporate the Planning Commission’s
reeommendations and (he final aclions of the Cascade Charter Township Board on

SECTION 1. LEGAL DESCRIPTION.

Ten unit condominium project - Roundhill

PART OF NW 1/4 COM AT NW COR OF SEC TH 90D 00M 005 E ALONG N SEC LINE 1475.51 FTTO E
UNE OF LOT 7 OF ARDEN HILLS PEAT EXT N T+ S 0D DM 00S E ALONG SO £X1 E LOT1INE & SD E
LOT UINE & SD E LOY LINF EXT S 0D 08BM 00S E 112546 FT TO BEG OF THIS DESC - TH S 780 30M
DOS W 21273 FT TH N 85D 00M 005 W 759.30 FT TO ELY LINE OF THORNHILLS AVE /100 FT WIDE/
TH NLY ALONG ELY LINE OF SD AVE TO A PT 895 FT S FROM N SEC LINE iH € PAR WITH N SEC
LINE TO E LINE OF SD LOT 7 EXT 5 TH S 0D OBM 005 E ALONG SD EXT E LOT LINE TO BEG * SEC 16
TGN RIOW 5.24 A,

2. Existing 154 unit retirement home

411916103012 PART OF NW 1/4 COM AT NW COR OF SEC i1 50D 00M E ALONG N SEC LINE
1475.51 FY TO € UNE OF LOT 7 OF ARDEN HILLS £XT N TH 5 00D (08M E ALONG SD EXT F LOT UNE
TO €1 OF THORNAPPLE RIVER DR 13 S 63D 1SM 325 W 234.98 FT 71 5 460D 34M 385 W 1295 1T
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Reference 02

TC BEG OF THIS DESC- T N 450 00M W 275.0 FT TH N 49D 00M E 175.0 FT TH N 57D (0OM F
18747 FT IH N 850 O0M W 752,30 FT TO ELY LINE OF THORNRILLS AVE /100 FT WIDE/ T SWIY
ALONG SO ELY LINETO A PT 288.22 FT N FROM E8W 174 UNE THE 10 ETTH S 24.21 FT TO N LINE
Of § 264 FT OF NW 174 TH E ALONG 5D N LINE TO CL OF THORNAPPLE RIVER DR T+ NELY ALONG
5D CLTO BEG * SEC 16 TGN REOW 18.25 A,

The conditions, requirements, and regulations contained in this document shall apply to the
Project in addition 1o those requirements and regulations contained in Chapter XV of the
Cascade Chanter Township Zoning Ordinance (Ordinance No. 11 of 1988).

SECTION IV. PURPOSE.

The Project occupies approximately 5.24 acres of land that is proposed to be developed as a 10
unit single family residential condominium development. The Planned Unit Development
technique has been chosen by the Developer o provide mare control over the development’s
aesthetics and appearaace.

The conditions, requirements, and regulations contained in this document are established to
ensure high quality development of the Project. Additionally, they are designed to achieve
integration of this development with adjacent and arca land uses.

SECTION V. APPROVAL LIMITATIONS.

A The provisions of this Ordinance/Ordinance amendment {*this Ordinance™) are
not intended as a substitute for the Cascade Charter Township Zoning Ordinance
and the General Development Plan, nor do they in any way relieve the Developer
from obtaining all approvals and permits required by the Township, except as
otherwise expressly provided herein. In the event that & development issue or site
plan element is not cxpressly addressed by this Ordinance, the specifications and
requirements of the Cascade Charter Township Zoning Ordinance shall apply.
Furthermore, all other applicable Cascade Charter Township ordinances shall still
govem ihe Project where applicable

B. Excepl as expressly otherwise provided herein, the Developer and its a5s1gns must
meet all applicable provisions, ordinance requirements, and regulations of
Cascade Charter Township, as well as federal, county, and state Jaw, and must
obtain all necessary approvals from state and county governmental agencies thai
are required for construction, operation, or use.

C. This PUD approval is expressly contingent upon all conditions of approval herein
remaining fully effective and valid. If eny condition imposed herein is
determined o be invalid, illegal or contrary to law as a result of a successful Jegal
challenge by the Developer or its assigns, or any cother party, the Township
reserves the right to review the entire Project under the PUD provisions of the
Cascade Charler Township Zoning Ordinance, and further, to withdraw its

Sentinel Polnte
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Reference 03

approval of this PUD if the Township finds that, absent the effect of any condition
imposed herein, the PUD no longer meets the standards for PUD approval
contained in the Zoning Ordinance.

D.  All conditions contained herein and in the final approved site plan shall be
binding upon the Developer, as well as its successors, tenants and assigns. The
conditions may be modified or amended only pursvant to a formal amendment of
the PUD approval, approved site plan, and ordinance amendment. The Project
must be constructed, operated and maintained, and all properties therein used, in
strict compliance with the PUD approval (including this Ordinance and the final
approved site plan), and no deviations can occur without prior formal written
approval by the Township. So-called minor deviations shall not occur or be made
unilaterally by the Developer or its successors, tenants, or assigns. Any deviation
without prior formal written approval by the Township will constitute a violation
of this Ordinance and the Cascade Charter Township Zoning Ordinance.

E. This approval document shall be recorded with the Kent County Register of
Deeds by the Developer prior to construction occurring on site and shall run with
and bind the lands involved. Copies of this recorded document shall be supplied
by the Developer to the Cascade Charter Township Clerk.

F. Failure to comply with the site plan or any condition of approval herein shall be
deemed to be both a nuisance per s¢ and a violation of the Cascade Charter
Township Zoning Ordinance.

G. Prior to recording a copy of this document as specified in Section V(E) hereof, the
Developer shall type the following statement onte the end of this document (or
add an additional page to the document) as follows, and shall sign and date the
same:

“Driftwood Ventures has fully read the above PUD ordinance
amendment, understands its provisions and fully agrees with all
requirements and conditions contained in the same, on behalf of it
and its assipgns. successors and ransferees in and to the propertv
imvolved.”

SECTION VI. PERMITTED USES.

The permitted uses for the Sentinel Pointe PUD are as follows:
A. 10 Single Family Residences - Roundhill
B. The Existing 154 unit retircment facility — Sentinel Pointe

C. Signs. All signs for the Project shall conform with Section 6.02 of the Cascade
Charter Township Sign Ordinance (Ordinance 14 of 1997, as amended).
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Section Vil. Design Guidelines. Requirements and Limitations.

The Project shall be developed in exact accordance with the site plan approved by the Township.
No alterations, cxpansions or additions may occur as to the Project without a formal amendment
to this Ordinance, unless expressly otherwise authorized herein.

A, Maximum Number of Residential Units
i. Roundhili — Ten (10) single-family detached condominium units.
2. Existing retirement facility - 154
B. Mazximum Building or Structure Height
1. Roundhill - 35 feet or two and 2 half stories whichever is less
2. Existing retirement facility — as constructed
C. Setback Requirements

1, Roundhill - All condominium buildings end structures shall be placed
within the building footprint arca as shown on the final approved site plan
dated .

2 Existing retirement facility — as constructed
D. Minimum Floor Area
1. Roundhill -Each dwelling on & condominium unit shall contain a
minimum of’

{2}  One Story: 1300 square feet on the main floor, finished livable area
above grade level, exclusive of garages, decks, porches and
breczeways.

{b}  Two Stary: 1600 square fect, with 8 minimum of 800 square feet
on the first floor, finished livable area above grade level, exclusive
of garages, decks, porches and breczeways.

2. Existing retirement facility

ia) As canstructed
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Section VIII. Private Street Development - Roundhill.

A, The Developer shall submit to the Township & street construction, maintenance,
and pavement plan consistent with Section 16.11(4)(f) of the Zoning Ordinance.
The Developer may establish private stroets to serve the Projeot provided the
roads are construcied in accordance with the “Cascade Chaner Vownship
Engineering Design Requirernents and Standards for Private Streets” and the
following specifications;

1 Mhe road grades shall not exceed a six percent (6%) grade. All grades
shall be sufficient to allow safe ingress/egress of emergency vehicles.

2. lhe private streets shall be posted with signs stating the strect names.
hese signs shall be consistent with Keat County Road Commission
standards and requirements and shall be installed a1 the Developer®s cost.

3. Any private street shall intersect any public road at a 90 degree angle.

4. Copies of any permits required by the Kent County Road Commisgion to
connecl the privite street to any public road shall be provided to the
Township Planning Department by the Developer.

B. ln accordance with Section G of the “Cascade Charter Vownship Enginecring
Design Requirements and Standards for Private Streets,” the Developer of the
Project shall provide a disclosure statement on all property deeds to all owners of
the private street, all those who utilize the private street and al} persons securing a
building permit t construct a building or structure scrved by the private street,
stating that by applying for and securing a building permit for construction of a
building or structure that utilizes the private strect, all such persons shall use the
private street at their own risk and the Township (and its employees, officials, and
agenis) shall not be responsible for any aspect of the private street,

C. In accordance with Section] of the “Cascade Charter Township Engineering
Design Requirements and Standards for Private Streets,” it shall be the
responsibility of the Developer and its successors or the individual property
pwners to fully maintain and keep the private streels in good repair at gll times
and to ensure that seow and ice is tomoved in a timely fashion dusing the winter,

D. No huilding may be erected within the Project until a temporary access road is
constructed to within 100 feet of the furthest point of a structure. Such road shall
be a minimum 18 feet wide and be able to support 20 tons on a single axle with
dual wheels and standard road nres.
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Section IX. Temporsry Buildings.

No structure of a temporary nature, including, but not limited to, any trailer, teat or construction
shack shall be constructed, placed or maintained within the Project except lawfully accessory to
and during construction of any building or infrastructure improvement.

Section X. _ Utlities.

A.  Water and Sewer  The individual units in the Project will be served by public
water and sewer. Such systems shall be designed, installed, and approved by
Cascade Township and the City of Grand Rapids.

B. Stormwater Drainage -

In lieu of requiring that an Act 433 agrecment or a drainage district be established
with the Kent County Drain Commissioner, Cascade Charter Township has
agroed to approve the site plan for the Project so long as the Project {(and any and
all portions thereof) always complies with the Cascade Charter Township
Stormwater Ordinance (as that ordinance may be amended from time to time, as
well as any successor ordinance or ordinances). Accordingly, the property
owner's association (thc “Associstion™) and all landowners within the Project
(“Co-Owners™) are required to ensure the proper installation and permanent
maipienance of any and all storm drainage and water retention systems, pipes,
ponds, and facilitics for the Project (collectively, the “Facilities™) shown on the
approved site plan or as otherwise required by the Cascade Charter Township
Stormwater Ordinance {as that ordinance may he amended from time to time, as
well as any suceessor ordinance or ordinances, all of which shall collectively be
referred to hereinafler as the “Stormwater Ordinance™). Such requirements and
obligations of the Association and Co-Owners include, but are not necessarily
limited 10, the following:

I Maintenance and repair regarding the following items shall be done on a
segular basis and in such fashion as to ensure that all components of the
Facilities function properly at all times:

(a) Sediment removal;

{b) Eroston control:

(¢)  Ensuring constant structural integrity of the physical systems; and

{d)  Designate access to the facilitics,

{¢)  Cleaning of catch basin sumps

(f) Sedimen! and debnis removal from the infiltration basin

(g)  Landscape maintenance of the infiltration basin to maintain the
design volume and ensure the system is operating as designed.

th)  Other maintonance procedures as outlined by the applicant’s
engineer in their letter dated June 4, 2015.
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The Township (including its designated officials, officers, agents, and
coniractors) shall have the right to physically inspect all aspects of the
Facilities at all reasonable times, or any other times if, in the opinion of
the Township, there is a threat to the public health, safety, or welfare,

Buildings, structures, landscaping, trees, or similar items shall not be
installed, planted, or placed over any portion of the Facilities without prior
written Township approval.

[he Township shall be supplied with an engineer’s “as-built"* certification
to certify that the Facilities as constructed and installed matches the
approved design. The Township shall also be supplied with a reduced
copy of the approved site plan graphically showing the Facilities, together
with any and afl easements therefor.

The Township shall be supplied with a permanent easement or irrevocable
license atlowing the Township (as well as its designated officials, officers,
agents, and contractors) to have access between the public road right-of-
way to any and all portions of the Facilities.

Should the Facilities not be properly installed, maintained, and/or repaired,
in compliance with all of the requirements of this Section XILB, the
approved site plan, and the Stormwater Ordinance (whether due to the
fault or neglect of the developer, the Association, and/or the Co-Owners),
and any such noncompliance or deficiency shall not have been fully
remedied within 30 days of the date when the Township has given the
Association written notice of any such noncompliance or deficiencies, the
Township, st its sole option and discretion, shall have the right and
authority 1o perform any and all installations, repairs, and/or maintenance
which is reasonably required and charge back the costs thereof to the
Association and Co-Ovwners (together with reasonsble administrative costs
and legal fees), Should any challenge occur regarding the Township's
#ctions, the following shall be applicable;

(a)  Establishment of a Special Assessment District. The Township
may cstablish a special assessment distriet for the Project to pay

for or reimburse the Township for any and all such costs (as well
as to ensure future required repairs and maintenance) pursuant to
whichever state statute the Towunship desires to utilize, In such
event, all of the Co-Owners and the Association shall be deemed to
have consented to the establishment of such a special assessment
district.

{b) Proceeding to Collect Pursuant to the Master Deed and
Condominium Documents. Alternately, the Township shall also
have the suthority to collect or seck reimbursement for any and all
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such costs from the Associstion and Co-Owners as if such
obligations of the Association and Co-Owmers were in the form of
a permanent deed restriction or covenant on the Project. Should
the Township pursue this remedy, the Township would have any
and all rights attributable to the Association when collecting dues
or assessments from Co-Owners. Additionally, such costs shall be
a lien on each of the Units, which shall be cnforcesble in
accordance with Act No, 94 of the Public Acts of 1933, as
amended from time 1o tume. Any such charges which are
delinquent for six (6) months or more may be certified annually to
the Township Treasurer, who shall cnter the lien on the next tax
roll against the applicable Unit, and the costs shall be collected and
the lien shall be enforced in the same manner as provided for in the
collection of taxes assessed upon the ll in the eaforcement of &
lien for taxes. In addition to any other lawful enforcement
methods, the Township shell have all remedies authorized by Act
No. 94 of the Public Acts of 1933, as amended.

The above alternate remedies (being (8) and (b)) shall be deemed to be in
addition 10 any and all other remedics provided for elsewherc in the
Master Deed or condominfum documents or at law or equity. The
Township shall bave the sole authority and discretion to determine
whether or not to proceed pursuant to (g) or (b), above.

C. Before construction commences, the Developer shall provide to the Township
(and any other applicable govermmental units and uiilities) all necessary
permancnt easements within the Project for telephone, telecommunications,
electricity, gas and cable television to the appropriate utility provider without
cust. Said easements shatl be recorded with the Kent County Register of Deeds
and provided to each utilitv provider for their records.

Section X1, Soil Erosion Control Requirements.

The Developer shall submit a soil erosion control plan showing all temporary and permanent soil
erosion control measures to be taken before, during, and after construction on the Project. This
plan shall be reviewed and approved by the Township Enginecr prior to commencing any
cxcavation on the site. Developer shall comply with any end all licenses, approvals, or permits
issued regarding soil erosion control requircments and measures.

Section X1I. Performance Guarantee.

To ensure compliance with this Ordinance, the Cascade Township Zoning Ordinance, and any
conditions and requirements herein, the Township may require reasonable performance
guarantees to ensurc completion of improvements such as, but not limited to, landscaping,
drainage, lighting, roads, and utilities. The Township Board, Engineer, or Planning Department
may require such guarantees at any time they decm reasonably necessary to ensure completion of
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Finally, the Township recognizes the Project will be under single ownership or control. The
Township recognizes that the Developer or its assigns will retain awnership and control of the
Premises until a majority of the site condominium units are purchascd for single family
residential purposes.

SECTION XV]. EFFECTIVE DATE.

This Ordinance/Ordipance amendment shail become effective upon the expiration of seven (7)
days afier publication of this documents {or 2 summary) in the Grand Rapids Press, 2 newspaper
of general circulation within Cascade Charter Township.

The foregoing Ordinance/Ordinance amendment was offered by Board Member , supported by
Board Member . The roll call vote being as follows:

YEAS:
NAYS:
ABSENT:

Ron Goodyke
Cascade Charter Township Clerk

CERTIFICATION
I hereby certify the foregoing 1o be a true copy of an Ordinance/Ordinance amendment adopted
at a Regular Meeting of the Cascadc Charter Township Board on the "™ day of 2015,

S S |

Ron Goodyke
Cascade Charler Township Clerk
Applicant Statement:
“Driftwood Ventures has fully read the above PUD ordinance
amendment, understands its provisions and fully agrees with ali
requirernents and conditions contained in the same, on behalf of it
and its assigns, successors and transferees in and to the property
iovolved.”

Signature

" Printed Name "~ Date
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Reference 11

CHAPTER 16
PUD Planned Unit Development District

{Ordinance 1 of 1978}, as amended. The
requirements of final plat approval in Section 3.3 of
the Subdivision Qrdinance shall not apply to site
eandominium subdivision plans, except that 3 depesit
in the form of cash, cerified check, or irrevacable
bank letter of credit shall be made with the Charter
Township of Cascade to guarantee the installation
and completian af any required public sanitary sewer,
water supply, and drainage facilitias, within & length
of time agreed upon from the date of inal approval
of the site condominlum subdivision pian by the
Township Board. Nothing In this Section shall be
construed as requiring a site condominium
subdivision te obtain plat approval under the Cascade
Township Subdivision Qrdinance or the Subdivision
Control Act,

Master Deed - Contents: ANl provisions of the site
condominium plans which are approved by the
Township Board pursuant 1o Section 18,12(3) must be
incorporated, as approved, In the Master Deed for
the site condominium subdivision. Any proposed
changes to the approved site cendominium plans
must be reviewed and approved by the Township
pursuant to the protedure set forth in Section
16.12{3] far the approval of site condominium plans.
A topy of the Master Deed as filed with the Kent
County Register of Deeds for recording must be
provided to the Township within ten {10} days after
such filing with the County.

Section 16.12 Modification of PUD Plans:

Minor changes to a PUD site plan may be appraved
administratively by the Planning Director provided the
changes comply with alt applicable requirements of this
Zoning Ordinance and all other Township regulations or
state faw. Minor changes subject to administrative review
are defined in Section 21.04 of this Ordinance. Any other
changes shall require an amendment or variance to the
developers PUD ordinance,

Link to Procedures Manual with
Farms, Applications, and Flowcharts

e 16-9
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CHAPTER 21

Site Plan Review

Section 21.01 Title:
Site Plan Review

Section 21.02 Purpose:

it is the purpose of this Chapter to require site plan review
approval for certaln buildings, structures and uses that
can be expected 1o have a significant impact on natural
respurces, traffic patterns, 2dfacent parcels and the
cheracter of future development. The regulations
contained wn this Chapter are intended to promote:

1. Safe and convervent traffic movement, beth within a
site and in relation to access streets;

2. Harmonious relationships af buildings, structures and
Uses, bath within a site and with adjacent sites;

3, Conservation of natural amenities ano resources; and

4. Compliance with the provisions of this Ordinance and
all other applicable Township, state and federal laws.

Alf fand uses shall be subject to site plan approval, except
& detached single-family dwelling on a lot or parcel not
hawing any other dwelling existing or w be located
therean, and non-residential uses requiring Jess than five
{5} parking spaces.

Section 21.03 Site Plan Procedure:

I. Following the filing of a proposed site plan, the
Planning Department shall review the plan with ather
appropriate  Township departments and/or Kent
County governmental agencies for design sufficiency
Within fifteen (15} days after submittal of the site
ptan the Planmng Department shall submit a report
to the developer informing him of any site plan
deficiencies (if any) which shall be corrected priar ta
réview by the Planning Commission. Upon receipt of
a revised site plan, the Planning Department shall
submit the site plan with a report and its
recommendation for review by the Planning
Cominission within tweety (20} days. The Planning
Commission shall approve or reject the site plan
withis thirty (30} days of the recommendation by the
Planning Departmet.  approval is conditioned with
thanges, the applicant shall agree in writing to the
changes prior to the issuance of any building permits.

2. When an applicant receives site plan approval, he
must develop the site exactly as approved by the
Planmng Commissian or Planning Director.

[

Definitions

=eneral ¥Frovisions

Development Review

3 If rezoning of the land is required to allow the
propased development or use of the properity as
provided for in the site plan, a concept approval of
the site plan Ly the Township Planning Commission
shall be considered contingent upon rezoning of the
subject praperty by the Township Board; such
concept site approval shall not be construed as any
assurance of such rezoning nor shall it be binding on
the applicant if the rezoning is approved,

4. An approved site plan shall be effective for a period
of one (1) year, or the life of a building permit
obtained pursuant o the approved site plan,
whichever is longer, If construction Is not
commenced within the period that the site glan is
effective, no construction shall take place unless
there has been an extension approved by the
Township Board and hefore the extension is granted
there is comphance with all applicable site plan
requirements that are in effect at the time of the
extensior.

5. Before a site plan is marked "approved”, it shall be
revised o reflect any conditions attached to the
approval, or changes oF corrections required o
obtalp appraval,

6. Al requirements of this Ordinance, and any other
applicable  Township  ordinance, standard,
specification ar regulation shaill be complied with
even if not speafically included in an approved site
plar.

7. Three (3} complete sets of “as-built” drawings
certified by the project engineer or architert must be
submitted by the proprietor at the time of application
for an pccupancy permit,

Section 21.04 Administrative Plan Review:

Minor changes to a site plan or new site plan may be
approved administratively by the Planning Director
provided the plan complies with all applicable
requirements of this Ordinance and all other Township
regulations or state law. The Planning Director may
approve a site plan for the following:

1. Change of location or type of landscape materlals.

2. Minof changes to an appraved site plan which involve
the addition or relocation of any of the following
items:

Laning Districts Helght, Area, & Placemem
special Uses
Planped Unit Development

Farking K B

LandscEping
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CHAPTER 21
Site Plan Review

Refuse containers

Lighting

Driveways and entrances

Signs

f. Retention/detention ponds

3. Decrease in building size from an approved site

4. Moving a propased building on an approved site plan
na more than ten {10) feet or five (5) percent of the
distance to the closest property line, whichever is
smaller.

5. An increase in 3 building size that does not exceed
5,000 square feet or five (S) percent of the gross floor
area, whichever is smalter,

6. A building ar structure which does not exceed 5,000
square feet of gross floor area and for any use which
does not require a special use permit, as provided by
Chapter 15 of this Ordinance.

7. New parking lots.

~e a0 T

Section 21.05 Required Site Plan Information:

1 Graphic Materials Required For Plans - Every
application for site pfan approval shall coptain plans
that locate the development site and graphically
demaonstrate existing and proposed natural, man
made and legal features on and near the site in
question. Development site pfans shall show on the
first page the following information;

3. Name of applicant

b. Name of development (if any).

¢ North arrow.

d. Legend.

e. Location. A lacation map that shows the Jocation
of the project in the broad cantext of the
Township.

f. Scale. Development site plans shall be drawn to
scale, using such a scate that all features required
10 be shown on the ptans are readily discernible.
The Planning Department shall make the final
determination whether the plans submitted are
drawn to the appropriate ¢cale,

g All of the features required to be shown on plans
by Section 21.05(2) and Sectian 21.05(3}, may be
included on one set of plans, so long as the
features are distinctly discernible.

General Provisions Special Uses

Sidawalks 2.

Existing WNatural, Man-Made, and Legal Features
Development site plans shall show all existing ratural,
man-made and legal features on the lot where the
development is to take place, including but not
limited to those listed below. In addition, the plans
shall also show those features, indicated in the
toilowing by an asterisk, that are located within 50
feet in any direction of the lot where the
development is to take place, and shall specify the
use made of adjoining properties.

a.  Existing natural features:

1} Tree line of wooded areas,

2) tndividval trees 18 inches in diameter or
more, (dentified by common or seientific
namne.

3} Orchards or other agricultural groves by
cemman or selentific name.

4} Streams, ponds, drainage ditches, swamps,
boundarles of floodways and floodplains.

8} f mare than five acres of land are to be
developed base flood elevation data.

6) Contour lines {shown as dotted lines) with
no larger than two-foot contour intervals.
{As indicated i Section 21.05.43)(q)
proposed contour lines shall be shown as.

b. Existirg man-made features;

1} Vehicle accommodation areas ({including
parking areas. loading areas and circulation
areas, all designated by surface material and
showing the layaut of existing parking spaces
and direction of travel lanes, aisles, or
driveways.

2} Streets, private roads, sidewalks, and other
walkways, all designated by surface material,

3} Curbs and gutters, curb inlets and curb cuts,
and drainage grates.

4) Other storm water or drainage facilities,
including manholes, pipes, and drainage
ditches, including sizes and materials.

5} Underground utility lines (sizes and
materials), including water, sewer, electric
power, telephone, gas, cable tefevision,

6} Above ground wutility lines and other utility
facilities,

7) Five hydrants,

E Definitions Zoning Districts Helght, Area, & Placement

CeLs
Deveiopment Heview Blanned Unit Developmens m
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CHAPTER 16 |
PUD Planned Unit Development District

approval of lot sfzes, lot orlentation, and street
fayaut for a perfod of one {2} year fram the date
of site condominlum plan approval, Such plan
approval may be extended if applied for by the
developer and granted by the Township Board In
witing.

4. Site Condominium Plans - Required Content: All site

tondominfur plans shall inchede the Faliowing:

a.  Project description which describes the nature
and intent of the propased development,

b. A survey plan of the site condornimum
subdivision,

€. Aflootplain plan, i the site lies within or abuts a
flnodplain area.

d. A site plan, consisten: with Chapter 21, showing
tha location, $ize, shape, area and witdth of all
condominium units

¢. A utility plan pursvant to Section 16,12(5.3)
below.

f. A street construction, paving, and maintenance
plan for all private streets within the proposed
site condominium subdivision,

B. A storm drainage anc stormwater management
plan, including all lines, swales, drains, basins,
and pther facilities.

h. A sofl erosion and sedimentation control plan
consistent with the Cascade Township Sofl
Erosion and Sedimentation Ordinance, (Ordinance
&4 of 1984}

A description of the common elements of the
project as will be contalned in the Master Deed.

} The use and occupancy restrictions as will be
contained in the Master Deed,

k. A “"Consent to Submission of Real Property to
Condominium Project®, stating all parties which
have ownership interest In the proposed site
condominium  subdivision; or evidence of
authority or right that the developer has a legal
option to purchase the subject property from the
owner(s} of record.

5. Utilitles:

a. The site condominium plans shall include all
necessary  easements  (le.  sewer/water,
sidewalks, bike paths, etc.) granted to Cascade
Township and Kent County for the purposes of
caonstructing, operating, inspecting, maintaining,
repairing, altering, replacing, andfor removing

.

doring Dt i

sgeresi Use

Pianrnesd Uil Developmpcd

pipelines, mains, canduits and other installations
of a sitnilar character (hereinafier collectively
called “public struetures™) for the purpese of
providing pubtic utilities, Including conveyance of
sewage, water and stormwater run-off acress,
thraugh and under the property subject to said
easerment, and excavating and refilling ditches
and trenches necessary for the location of said
structures.

b, The Township Board may require the developer
to enter Into an agreement with the Township
for the imposition of a special assessment for the
construction of sewer and water lines within all
easements and/or rights of way within the site
condominium subdivision. This requirement In
as much as it deals with the establishment of a
Special Assessment District under Act 188 of
1954, as amended, is not a waiver of any
developer's or his grantees rights to contest the
conlirmation of any special assessment roll as
provided In the Act.

Private Streets: If a site candominium subdivision Is

proposed to have private streets, the Township Board

may require thal the private streets be developed 1o

the minimum design, construction, inspection,

approval and maintenance requirements of Kent

County Road Commission or as otherwise specified by

the Township Engineer. All private streets in a site

condominium subdivision shall have 3 paved driving
surface of asphalt or concrete,

Subdivision of Condominium Units: All subdivisions
of individual condominfum units shall conform to the
requirerrents of this Ordinance and their particular
PUD Ordinance for minimum lot width, lot area, snd
the bullding setback requirements, shall be approved
by Township Board, and these requirements shall be
made part of the bylaws and recorded as part of the
Master Deed,

Mohile Hiome Condominium Praject: Mobile Home
condominium  projects  shall  confarm to  all
requirements of this Ordinanca.

Site Condominium Subdivision Layout - Deslgn and
Approvak The Township Board may require site
condaminium  plans to copform to the plan
preparation requirements; review and approval
procedures;  design, layout and improvement
standards of Sections 4.1, 4.2, 4.3, 4.4.1 through
4.4,5, 4.5, 4.6, 5.3.1.d through 5.3.1.k, 54, and 5.5 of
the Cascade Charter Township Subdivision Ordinance

(= fivighs avvs. & Pavement |
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Round Hill PUD/Retaining Wall Issue
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Based on the drawings describing the proposed Round Hill Condominium PUD project
proposed in Cascade Township, it appears that there are significant retaining walls that are a
necessary part of this project. The precise location of those retaining walls is not apparent form
the drawings submitted to the Township. Muore precise drawings, especially since the Township
property on the north side of the project is also affected. would appear to be n order. The
construction process for these relaining walls will not only affect your property but will also
have sipnificant impact on the Township property to the north.

It's ¢lear under the zoning ordinance that the retaining walls are structures. The definition
of structures includes fences, but the definition of fence specifically excludes retaining walls,
S0, the net result is that a retaining wall 1s. in fact, a structure.

The location of structures is governed by various definitions and regulations in the zoning
ordinance. Required yards are not to be occupied or obstrucled by encroachments such as
structures unless specifically permitted by the zoning ordinance. No part of a structure may be
lacated within the building setback line unless specifically provided by the ordinance. Section
4.08.4.b provides that structures that are not buildings (such as a retaining wall) may project no
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closer than 10 feel 1o any side or rear property line. Section 4.30 does permit a wall to be erected
along & property line.

Thus, it appears from various provisions of the zoning ordinance thai the wall must be
located either on the proparty line or at least 10 feet from the property line. Il appears from the
drawings that the property retaining wall fits neither of those categorics in that it is three or four
feet off from the property line. I assume you will refuse to provide them with a temporary
eascment to construct the wall along your property line thereby forcing them to either atternpt to
construct it on the property line from their property without trespassing on yours or place the
wall at least 10 feet from your property line. which appears to be a more reasonable solution.

In addition and importantly, Section 4.30.2 places specific limits on the height of such
retaining wall. The propesed residential PUD would appear to be limited to a height of six feet
without the issuance of a special use permit.

Even assuming that the location of the wall complies with the zoning ordinance (which it
may not), the project still cannot be built without the issuance of a special use permit to allow the
extreme height of the proposed walls. There are very specific standards that must be met to
justify a special use permit and you will have an opportunity to be heard through a special land
use public hearing process.

In summary, you have legitimate objections and challenges to both the location of the
walls and the height of the retaining walls, if a rezoning is granted for the proposed project.

Very truly yours.

VARNUM

o ¢ n
-': "_ "‘ L Mﬁ é/', /%J)f_
Randall W. Kraker

RWK/tys
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such costs from the Association and Co-Owners as if such

obligations of the Association and Co-Owners were in the form of

a permenent deed restriction or covenant on the Project. Should

the Township pursue this remedy, the Township would have any

and all rights attributable to the Association when collecting dues

or assessments from Co-Owners, Additionally, such costs shall be

# lien on each of -the Units; which -shall -be -enforceable in

accordance with Act No. 94 of the Public Acts of 1933, as

amended from time to time. Any such charges which are

delinquent for six (6) months or more may be certified anmally to

the Township Treasurer, who shall enter the lien on the next tax

< roll against the applicable Unit, and the costs shall be collected and

J,‘? the licn shall be enforced in the same manner as provided for in the

v collection of taxes assessed upon the roll in the enforcement of a

(,,t #{\ lien for taxes. In addition to any other lawful enforcement

e O\W\Q"' methods, the Township shall have all remedies authorized by Act
vool o No. 94 of the Public Acts of 1933, as amended.

& W
0’ 2 <% < The above alternate remedies (being (a) and (b)) shall be deemed to be in
X o‘}’ < addition to any and all other remedies provided for elsewhere in the
] ‘J\? 0‘9(’ Master Deed or condominium documents or at law or equity. The
\?‘} Township shall have the sole authority and discretion to determine
whether or not to proceed pursuaat to (8) or (b), sbove,

C. Before construction commences, the Developer shal] provide to the Township
— (and any other applicable governmental units and utilities) all necessary
permanent easements within the Project for telephone, telecommunications,
electricity, gas and cable television to the appropriste utility provider without
cost. Said easements shall be recorded with the Kent County Register of Deeds
and provided to each utility provider for their records.

Section X1. Landscape Plan

The landscaping along the perimeter of the site shall be installed and meintained and shall
include at a minimum the plantings that are shown on the approved landscaping plan dated

1216 Qeodd AWt 5B PROPIEY fing ARADES
velD poss BINITY O F LANOCeARE MNSTALL
Section XTI, Soil Erosion Control Requirements,

The Developer shall submit a soil erosion control plan showing all temporary and permanent soil
erosion control measures to be taken before, during, and efter construction on the Project. This
plan shall be reviewed and approved by the Township Engineer prior to commencing any
excavation on the site. Devcluper shall comply with any and all licenses, approvals, or permits
issued regarding soil erosion control requirements and measares.

Sentinel Pointe
PJD Ordinance

Page 8
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4 ALL LARDSCAPE ARCAS SHALL BE RRIGATED wTH UNDIRGROUND AL 7CMATES IRASATON SYS™™W, TRILS 4ND
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S or B design had-10 smaller, éiﬁ?i!{ units with 2 stall arages.
These units would likely had a sales value of no more than $600,000-$700,000. =
With the larger units, 3 stall garages, and more open space, the overall sales
value of the seven units will be close to that of a 10 unit development.

- ;- = Wir — :“—L '.'—-"‘i-“‘,:f'}
Three Units have been eliminated.. .. i TN E== =
at the southern steep slopes because; md""}'" "'t' ""g‘ b?';"'{ﬂ
1: There must be 30°40’ between units By . gl g =
for soll erosion control at 45 degree slopes P"‘%‘ y s B B
2: The grade Is too stesp for normal f’f‘; y 'l” ""lg i o ‘5"'
house foundta‘tlons, f"d soll In't!:’ls - pro;cnrt;‘l:lan': ':gn 3' °=E|: 8
area was not properly compacted whic
lead to foundation problems. as per PU
3: Round Hill is constructing larger units,
with 3 stall garages In lleu of 2 stall per
PUD. There needs more between units to

compensate.

Potential Round Hill 7 Unit Master Plan

April 3, 2019
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