
 

 
 
 

MEMORANDUM 
 

To: City of The Village of Douglas Planning Commission 
Date: November 28, 2022 

From: Tricia Anderson 
Andy Moore, AICP 

RE: Forest Gate Townhome Condominium Project (Tabled on 
September 21, 2022) 

 
On September 21, 2022, the Planning Commission reviewed the preliminary condominium plan 
for the proposed 90-unit townhome condominium development on approximately 16 acres of 
land addressed as 485 Ferry Street and voted unanimously to table the item due to a significant 
number of deficiencies with the submittal.  Mr. Barker has resubmitted a revised plan set, along 
with other supplemental documentation, for the Planning Commission’s review at the December 
8, 2022 meeting.   

Revised Submittal.  The applicant and his team attended a Site Plan Review Committee 
(SPRC) meeting on October 24, 2022.  The updated plan set was revised in response to our 
comments and recommendations provided to the applicant at the SPRC meeting and includes 
the following documents for your reference and review: 

 Full engineered plan set (including landscaping plan), by Driesenga & Associates, dated 
November 23, 2022 

 3-D Unit Floor Plan (sample only) 
 Architectural Drawings of townhome buildings by TK Design & Associates (sample only) 
 Traffic Impact Study by Progressive AE, dated November 2022 
 Wetland Delineation Report by Barr Engineering Co., dated November 23, 2022 
 Phase I Environmental Site Assessment, by Driesenga & Associates, dated July 7, 2022 
 Soil Gas and Arsenic Sampling Analysis, by Lakeshore Environmental, dated November 

21, 2022.   
 Site Plan Review Committee Comments by Williams & Works, dated October 24, 2022, 

with applicant response dated November 23, 2022.   
 Forest Gate Master Deed and Bylaws draft 
 Site Plan Review Committee Comments by Prein & Newhof, dated October 24, 2022 
 Staff Report by Williams & Works, dated September 14, 2022 from the September 21, 

2022 Planning Commission meeting 
 September 21, 2022 Planning Commission Meeting Minutes (draft) 
 City of Douglas Design Guidelines for Multi-Family Development  

Background.  As you may recall, the subject site is generally located north and west of the 
intersection of Ferry Street and Blue Star Highway. It is a combination of portions of two 
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separate parcels (see Figure 1 – parcels A and B).  The 
current zoning of the site is R-5, Multiple Family District,
which allows multiple-family dwellings by right. The 
proposed development is comprised of 18 5-unit 
condominium townhomes.  The applicant indicates a 
need for additional condominium housing with pricing 
under $500,000 per unit.  The City Master Plan indicates 
that the future land use designation for the property is 
Compact Residential.

This memorandum is intended to provide comments on 
the revised submittal and to identify areas where 
additional information is required or where compliance 
with applicable ordinances is needed.  

Procedure.  The Planning commission is tasked with
reviewing the preliminary condominium plans and
making a recommendation to the City Council for the 
approval/denial/tabling of the final condominium 
development per Section 16.24(5).    

Review. The proposed condo development was 
reviewed pursuant to the following applicable articles of 
the Douglas Zoning Ordinance:

Article 8, R-5, Multiple Family District
Article 24, Site Plan Review, Section 24.02, Data Required
Article 16, General Provisions, Section 16.24, Condominiums

Comments from the October 24, 2022 SPRC and the September 21, 2022 PC meetings are 
listed below, along with our updated remarks pertaining to the revised submittal:       

Article 24, Site Plan Review, Section 24.02, Data Required. Section 16.24(4)(b)(i), 
Application for Condominium Approval, indicates that condominium site plans shall be 
submitted in accordance with Article 24.  

� 24.02(3): Written statement regarding the proposed project’s impact on existing 
infrastructure (including traffic capacity of streets, schools, and existing utilities) 
and on the natural environment of the site and adjoining lands.  If deemed 
necessary by the Zoning Administrator or Planning Commission, a phase 1 
environmental review may be requested.  As appropriate, the Zoning Administrator 
or Planning Commission may also request a phase 2 environmental review.  Also 
see Section 24.02.21 of this Section.

Fig. 1
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 SPRC | 9/21/22 PC Comment:  The City Engineer made the recommendation that a 
traffic study is to be conducted.  
 
Remarks: This has been completed.  The traffic study executive summary has been 
included in your packet for review.  The study does not recommend any 
improvements to offset the potential impacts of additional traffic on existing roads.   
 

 SPRC | 9/21/22 PC Comment: The developer should work with the KLSWA and City 
Engineer to determine what impacts the project could have on existing sewer 
infrastructure and if capacity exists to serve the development or if improvements 
would be needed to accommodate the additional users.   
 
Remarks:  The revised site plan (Sheet C101) includes a statement that “the project 
will not result in any adverse impacts on public services, including police and fire 
protection, utilities, traffic, and roadways”.  The applicant has not submitted a 
statement from the Kalamazoo Lake Sewer & Water Authority (KLSWA) pertaining to 
the impact on the capacity of existing and future water and sewer utilities.  It is still 
our recommendation that the applicant work with KLSWA and the City Engineer to 
determine what (if any) impact the additional users would have on existing and future 
of water and sewer capacities.     

 9/21/22 PC Comment:  The applicant should provide an environmental assessment, 
wetland delineation, and other studies pertaining to the impact of the migrating 
contamination plume originating from the former Haworth site.   
 
Remarks:  The applicant had previously provided a Phase I Environmental 
Assessment.  The information contained within this report would suggest that soils 
and aquifers may contain a variety of point-source and non-point source 
contaminants as a result of solid waste dumping, migrating Haworth plume and 
former use of the property as an orchard.  It is not intended to make any 
recommendations for remediation, but rather a synopsis of the history of the land and 
any evidence of recognizable environmental conditions.   
 
The applicant has also provided a wetland delineation report and has updated the 
site plan to reflect the locations of the wetlands in relation to the proposed 
improvements on the site.   
 
A study was also conducted to determine the levels of arsenic and volatile organic 
carbons (VOC) present in the soil.  A report that contained the soil sampling data and 
an analysis of the data was provided.  This report contained the following 
conclusions: 
 

“The analytical results for the soil gas samples, in comparison with VIAP values, 
indicate there is minimal risk of vapor intrusion at the property. Under these 
conditions, it does not appear that the future development of the Site will require 
a vapor mitigation system or vapor barriers. No additional investigation is 
recommended at this time. 
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The analytical results for the soil samples, in comparison with GRCC values, 
indicate there is minimal risk of arsenic exposure at the property. No additional 
investigation is recommended at this time.” 

 
While the report concludes that a vapor mitigation system or vapor barrier for future 
residential uses will not be necessary, the City may wish to have an outside 
consultant review this information to substantiate this conclusion as a health/safety 
measure for future residents.   

 
� Section 24.02(12) A landscaping plan indicating the locations of planting and screening, 

fencing, and lighting in compliance with the requirements of Article 21. Also, proposed 
locations of common open spaces, if applicable. 
 

 SPRC | 9/21/22 PC Comment:  A landscaping plan has not yet been provided.  The 
plan should include an inventory of old-growth trees and a plan indicating which are 
planned to be retained and which are planned to be removed. 
 
Remarks: The applicant has provided a detailed landscape plan which includes the 
location of existing trees that are planned to remain.   
 

� Section 24.02(9) A vicinity sketch showing the location of the site in relation to the 
surrounding street system and other land uses within three hundred (300) feet in every 
direction of the proposed use including land uses on the opposite side of any public street. 
 

 SPRC | 9/21/22 PC Comment:  All existing land uses and zoning districts within 300 
feet of the subject site must be shown on the plan, as well as adjacent driveways on 
Ferry Street 
 
Remarks:  The applicant has included Sheet C100, which provides an aerial view of 
the property and the adjacent zoning districts.  This sheet also gives perspective to 
the streets onto which the project is proposed to have access from.   
 

� Section 24.02(8) Proposed streets, driveways, parking spaces and sidewalks, with 
indication of direction of travel, the inside radii of all curves including driveway curb returns, 
the width of streets, driveways and sidewalks, the total number of parking spaces, and 
dimensions of a typical individual parking space and associated aisles.  This will also 
include a free and open general public pedestrian access in a form approved by the City 
Attorney to adjacent property or development unless waived by the Planning Commission 
as being unpractical or unreasonable due to topographical, natural barrier or similar type 
of reason.  

 
 SPRC | 9/21/22 PC Comments: Please provide parking calculations and include 

areas used for parking (garage, driveway, etc.) as well as guest parking.    
 
Remarks:  The applicant has indicated that four spaces will be provided per unit – 
two driveway spaces and two garage spaces.  The applicant designates driveway 
spaces as guest spaces.  The inclusion of the number of parking spaces per unit 
does not constitute the required parking calculation per Section 19.03(2).  The 
applicant must address this to demonstrate that the minimum number of spaces are 
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provided for each unit, as well as for the minimum number of guest spaces that are 
required.   
 
Additionally, the draft master deed describes “guest parking areas”, which have not 
been provided on the site plan.  It also describes the prohibition of any recreational 
vehicles being parked outside of the garage.  A condo owner could occupy the 
garage with a recreational vehicle, causing him or her to park only in the driveway.  
The applicant must ensure that the master deed contains language reflective of the 
limitations of the physical plan.     
 
Regarding sidewalks, the plan does not provide sidewalk on the Ferry Street 
frontage.  The City has an opportunity now to require sidewalks here, as future 
opportunities will be rare, unless funded by the City.  The City Council has the 
authority to require sidewalks upon recommendation from the Planning Commission.  
This is strongly recommended.   

 
� Section 24.02(5) Project description, including the total number of structures, units, 

bedrooms, offices, square feet, total and usable floor area, carports or garages, 
employees by shift, amount of recreational and open space, type of recreation facilities to 
be provided, and pertinent information or information otherwise required by this 
Ordinance. 
 

 SPRC | 9/21/22 PC Comment:  
Please provide a project description 
that includes the total number of 
structures, units, bedrooms, and 
square feet as well as information 
related to the proposed garages 
(square footage, number of stalls, 
etc.).   

 SPRC | 9/21/22 PC Comment:  
Amount and type of recreational and 
open space must be provided. 

 SPRC | 9/21/22 PC Comment:  
Proposed project schedule required. 
 
Remarks:  The applicant has 
provided numbers on all the 
structures for ease of reference as 
well as floor plans and a sample 
architectural drawing.  The 
dimensions of the proposed 
buildings were also added to the 
plan.   
 
Information has been provided on Sheet C101 and C102 pertaining to the acreage of 
open space, right of way, and wetland areas.  Sheet C102 calls out 1.62 acres of 
recreational space, which the applicant has indicated will be used for passive 
recreation (walking path).  It should be noted that the open space and stormwater 

Fig. 3 
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detention areas are not required to be subtracted from the gross parcel acreage to 
calculate net buildable area, per the definition of “buildable area”, and are thus 
included in the net buildable acreage of 15.04 acres.  
 

� Section 24.02(11) Proposed location of accessory structures, buildings and uses, 
including but not limited to all flagpoles, light poles, bulkheads, docks, storage sheds, 
carports, transformers, air conditioners, trash receptacles, and signs, and the method of 
screening where applicable. 
 

 SPRC Comment: Show the location of HVAC structures. 
 SPRC | 9/21/22 PC Comment:  Are any mail kiosks planned?  If so, please show the 

location of the structure. 
 SPRC | 9/21/2022 PC Comment:  How will trash be collected?  Individual carts or a 

dumpster for the whole development?  If a dumpster is proposed, a dumpster 
enclosure shall be required and shown on the plan.   

 
Remarks: The HVAC pads have been provided on Sheet C103 for each unit.  
Regarding the mail kiosks, the City of Douglas does not have home mail delivery and 
residents must collect mail at the local Post Office. The applicant has indicated in the 
general notes that residents within the development will have individual trash carts 
as opposed to a dumpster.  
 

Article 16, Section 16.24, Condominiums 
� Section 16.24(4)(b)(ii) Layout and dimensions of each condominium building, and the 

building envelope for such building.  The condominium project plan for all types of 
condominium developments, whether containing detached or attached units, shall depict 
a building envelope  around  each  building  so  as  to  demonstrate compliance  with  
the  minimum  lot  area  requirement,  the minimum lot width requirement, and the 
minimum building setback requirement of the zone district in which the building is 
located, and where applicable, the building placement and separation requirements of 
the zone district in which the building is located; provided, however, that if the 
condominium is a planned unit development under Article 27, the City Council, upon 
recommendation of the Planning Commission, may approve departures or modifications 
in the requirements stated in this subparagraph (ii), under the terms of Article 27 of this 
Ordinance and accordingly, the condominium project plan may depict any such 
requested departures or modifications. 
 

 SPRC | 9/21/22 PC Comment:  Layout and and dimensions of each condo unit 
(referenced above – but required per this section as well). 
 
Remarks:  The applicant has provided a floor plan and has also added dimensions 
to the buildings on the site plan.   
 

� Section 16.24(4)(b)(iv) The  use  and  occupancy  restrictions  and  maintenance 
provisions for all general and limited common elements that will be included in the 
master deed including a copy of the draft master deed and by-laws. 
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 SPRC | 9/21/22 PC Comment:  Use and occupancy restrictions and maintenance 
provisions for all general and limited common elements that will be included in the 
master deed.   
 
Remarks:  The applicant has submitted a draft copy of the master deed, which must 
be reviewed by the City Attorney prior to recordation to ensure there are no conflicts 
with the master deed or bylaws and the zoning ordinance or approved condominium 
plan.   
 

� Section 16.24(4)(b)(v) A storm drainage and a storm water management plan, including 
all lines, swales, drains, basins, and other facilities and easements granted to the 
appropriate municipality for installation, repair, and maintenance of all drainage facilities. 
 

 SPRC | 9/21/22 PC Comment:  Easements granted to City and or ACDC for repair 
and maintenance of utilities, including stormwater.   

 
Remarks:  The applicant has provided plans for grading and stormwater 
management that have been reviewed by the City Engineer, who has provided a 
detailed analysis of the proposed plan.  The site plan must delineate any easements 
on the plan as it pertains to stormwater management facilities and provide a 
maintenance agreement for review by the City Attorney prior to recording.   

 
 
Article 8, R-5 Multiple Family District 

� Section 8.02.A. Permitted Uses.  Dwelling, Multi-Family (Subject to the City of Douglas 
Design Guidelines for Multi-Family Development) 

 
 9/21/22 PC Comment:  Multi-family dwellings are permitted by right in the R-5 district 

but are subject to the Design Guidelines (DG) for Multi-Family Development. While 
the proposed project appears to meet several of the guide’s intent statements and 
guidelines, the building design and configuration with garages and large driveways 
facing the street does not seem consistent with these guidelines.  This should be 
taken into consideration.  
 
Remarks:  The applicant has not addressed most of the elements required in the DG 
in the revised submittal.  The most egregious aspect of the DG that has been 
overlooked is the design itself.   

 

Fig. 4 
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The design/layout of buildings lacks the following: 

 Courtyards and gathering 
spaces 

 Clustering of buildings to 
avoid  

 Orientation parallel to the 
public street (Ferry Street) 

 Well-defined open-space 
edges 

 Private open spaces for 
each unit at a minimum of 80 sq. ft.  

 Common outdoor spaces providing at least 3 amenities, such as covered 
structures, play areas, and benches 

 Recessed garages and enlarged entries 
 Horizontal facades of greater than 30’ broken into smaller units 
 Reduction of building massing 

 

The applicant has indicated that the design guidelines seem to apply more to multifamily 
rental housing, rather than owner-occupied housing, however, the zoning ordinance 
does not make this distinction.   

 
� Section 8.03.D The Distance between residential buildings shall be a minimum of thirty 

(30) feet unless waived by the planning commission as part of a PUD. 
 

 9/21/22 PC Comment:  The applicant must provide dimensional information including 
setbacks and separation distances between units. 
 
Remarks:  The revised plan provides setbacks and separation distances for all 
buildings with the exception of buildings 16, 17, and 18.   

 
Other Items 

� Access.  At the 10/24/22 SPRC meeting, there was discussion related to the potential 
for Ferry Street to be relocated to improve the intersection at Ferry Street and Blue Star 
Highway.  There is not a definitive timeframe for this relocation, nor is there a 
confirmation that it will, in fact, be relocated, however, the applicant has modified 
spacing between the two driveways on Ferry, as well as the geometry of the southern 
driveway onto Ferry Street to be workable if it is relocated. 
 

Fig. 4 
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Future connections are proposed to both Wiley Road to the south and to West Center 
Drive to the north, as a stub street ends at the northern border of the proposed 
development.  The applicant will be required to acquire additional land to the south in 
order to comply with public or private road standards for the proposed connection to 
Wiley Road.  It is unknown whether the applicant has had discussions with the City 
Manager regarding the idea to purchase a portion of the City’s property located at 6825 
Wiley Road.  The applicant is encouraged to begin this conversation to solidify the 
potential for the south access on Wiley Road.   

 
 
Final Thoughts.  In terms of site plan elements and requirements for condominiums, the 
revised site plan is much improved from the first submittal that the Planning Commission 
reviewed at the September 21, 2022 meeting.  While the added site plan elements and 
information bring the project more into compliance with the zoning ordinance requirements, the 
glaring piece that hasn’t been addressed is the layout and the lack of conformity with the Design 
Guidelines for Multifamily Development.  While the document is titled “Guidelines”, it would 
imply that they are optional, however, Section 8.02.A, Permitted Uses would indicate that it is a 
requirement to follow the guidelines.   
 
In our view, allowing the applicant time to revise the design and bring the plan into compliance 
with the design guidelines before forwarding a favorable recommendation to the City Council 
would be in the best interest of the City in the long termd.   
 
 
Recommendation.  At the December 8, 2022 meeting, the Planning Commission should 
carefully consider the facts presented in this memorandum, along with comments from the City 
Engineer, Fire Department, the public and the applicant.  It is recommended that if the Planning 
Commission is leaning toward tabling this item, it should be based on specific findings that are 
entered into the record.   
 
If the Planning Commission is inclined to offer a favorable recommendation to the City Council, 
it is recommended that it be subject to the following conditions, to be addressed prior to the City 
Council’s review of the final condominium plan: 
 

1. The applicant shall revise the layout to comply with the Design Guidelines for Multifamily 
Development. 

2. The applicant shall address all items outlined in the City Engineer’s memorandum dated 
11/29/2022. 

3. The applicant shall seek the plan review of the Fire Department and address any 
outstanding items related to fire and safety. 

4. The applicant shall provide a statement from Kalamazoo Lake Sewer & Water Authority 
(KLSWA) pertaining to the impact on the capacity of existing and future water and sewer 
utilities.    

5. The City may wish to conduct an independent soil gas and arsenic study to confirm the 
conclusion that a vapor barrier would not be needed, to protect the future residents of 
the condominium development.   

6. The applicant shall provide stand-alone guest parking areas and provide calculations to 
demonstrate that minimum parking spaces are provided per Section 19.03(2). 
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7. The Planning Commission should consider recommending that the City Council require 
a sidewalk along the Ferry Street frontage during its review of the final condominium 
plan.   

8. The draft master deed must be reviewed by the City Attorney prior to recordation to 
ensure there are no conflicts with the zoning ordinance or approved condominium plan, 
prior to the issuance of any building permits. 

9. The applicant shall draft stormwater easement and maintenance agreement documents 
for review by the City Attorney, prior to recordation and prior to the issuance of any 
building permits.   

10. The applicant shall work with the Manager’s office to determine whether City-owned land 
at 6825 Wiley Road can be purchased or deeded to the applicant for public right of way 
to allow for the southern connection to Wiley Road. 
 

Please feel free to reach out with any questions or comments.   
 
 



 

 
 
 

MEMORANDUM 
 

To: City of The Village of Douglas Planning Commission 
Date: September 14, 2022 

From: Tricia Anderson 
Andy Moore, AICP 

RE: Forest Gate Townhome Condominium Project  
 
Mr. Dave Barker, on behalf of Taurus Exploration, Inc. has submitted an application for Site 
Plan Review of a 90-unit townhome condominium development on approximately 16 acres of 
land addressed as 485 Ferry Street. The 
purpose of this memorandum is to review 
the site plan pursuant to Article 24 of the 
Douglas Zoning Ordinance.  

Background. The subject site is generally 
located north and west of the intersection of 
Ferry Street and Blue Star Highway. The 
current zoning of the site is R-5, Multiple 
Family District, which allows multiple-family 
dwellings by right. The proposed 
development is comprised of 18 5-unit 
condominium townhomes.  The applicant 
indicates a need for additional condominium 
housing with pricing under $500,000 per 
unit.  The City Master Plan indicates that the 
future land use designation for the property 
is Compact Residential. 

The proposed development provides two drive approaches onto Ferry Street, as well as future 
connections to both Wiley Road to the south and to West Center Drive to the north, and a stub 
street ends at the northern border.   

It should be noted that the subject site is within close proximity to an EGLE-monitored 
contamination plume that originates from the former Haworth manufacturing site.  Information 
provided by the City Attorney indicates that the plume is moving generally toward Kalamazoo 
Lake.  In response to this known contamination, the applicant has conducted and submitted the 
results of a Phase 1 Environmental Assessment. The site also appears to contain some wetland 
areas on the eastern and southern portions of the property; however, we have not seen a 
wetland delineation to determine where they are located.   
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Completeness of Submittal. Section 24.02 contains a list of the data required to be submitted 
when applying for a site plan review.  While the submittal generally contains enough information 
for our initial review and includes most of the materials outlined in Section 24.02, there are a 
number of additional items that should be included that will enable a thorough review of the 
project by the Planning Commission and will determine compliance with zoning ordinance 
requirements.  

Specifically, the following items should be addressed. These comments are based on our 
review of the submittal package last revised 8/24/22: 

 A net density calculation would place the proposed development at 6.3 units per 
buildable acre, where the maximum permitted density in this zoning district is 6 units per 
buildable acre or 12 units per gross acre, whichever is less.   

 Sheet C-102, Groundwater Well Monitoring Results is not readable.   
 A grading and utility plan has not been provided as it was in previous iterations of the 

plan set. 
 A specific landscaping plan has not been submitted.  
 Right of way information has not been provided for Ferry Street (dimensions, etc.) 
 Adjacent driveways on the east side of Ferry Street should be provided. 
 Dimensions and curve radii must be shown on the proposed drive approaches shown at 

Ferry Street.   
 Existing land uses within 300 feet of subject site must be indicated on the plan. 
 Sheet C-100 indicates that a wetland permit will be required by EGLE.  A wetland 

delineation map should be provided, along with the proposed location and volume of fill.   
 Lighting specifications and locations should be shown on the plan. 
 Buildings should be numbered so that they are easily referenced. 
 A phasing table should be provided (if phasing is proposed) that includes which buildings 

are proposed within each phase. 
 Parking calculations must be provided and should also include any required guest 

parking spaces.  Parking spaces should also be dimensioned to ensure conformance 
with zoning ordinance standards. 

 Restrictions for on-street parking is included in the general notes.  It is not clear what the 
rationale is for these restrictions.   

 A utility plan must be submitted.  Sheet C-100 provides the location of municipal water in 
Ferry Street, however, it is not known where the connection to sanitary sewer will occur, 
nor does it provide internal private connections.  In addition, the City Engineer has 
provided a review letter dated September 1, 2022, which includes several potential 
revisions, and additional information that should be submitted prior to a Planning 
Commission decision on the project.  

 Any proposed mail kiosk structures must be shown on the plan. 
 Building dimensions must be shown on the plan to ensure compliance with Section 8.03.   



City of the Village of Douglas Planning Commission 
September 15, 2022 
Page 3 
 

 

 The applicant submitted an application for private roads to be accepted into the public 
system. This does not seem necessary, as the roads should be constructed as public 
roads, to the city’s public road specifications, if they are intended to be public.   

The Planning Commission has the discretion to require additional information, such as a traffic 
impact analysis, depending on the anticipated intensity and impact on surrounding uses and/or 
public facilities.  

As a final note, multi-family dwellings are permitted by right in the R-5 district but are subject to 
the design guidelines for multi-family development. While the proposed project appears to meet 
several of the guide’s intent statements and guidelines, the building design with garages and 
large driveways facing the street does not seem consistent with these guidelines.  This should 
be taken into consideration.  

RECOMMENDATION.  At the September 21 public hearing, the Planning Commission should 
carefully consider the comments from the applicant and the public. Based on our review of the 
materials presented, we recommend that the Planning Commission hold the public hearing but 
postpone a decision on the application until the applicant can provide the information outlined in 
this memorandum.  In addition, the site plan should be updated to address comments from the 
Fire Department and City Engineer prior to resubmittal. 

Please feel free to reach out with any questions or comments.   

 

  

 
 
 



MEMORANDUM

To: Jennifer Pearson
Date: October 24, 2022

From: Tricia Anderson

RE: Plan Review Comments – Forest Gate Condo
Plan Date 10-20-22

The revised plan set for the Forest Gate Condominium development was reviewed pursuant to 
the following sections of the City of the Village of Douglas Zoning Ordinance:

Article 8, R-5, Multiple Family District
Article 24, Site Plan Review, Section 24.02, Data Required
Article 16, General Provisions, Section 16.24, Condominiums

Section 8.03, R-5 District Notes

Net density calculation:
o it has been noted that the desire is to add acreage to the subject site to

accommodate the required dimensions of a public street that would connect to
Wiley Road. Has this acreage been included in the net density calculation?

o The wetland area is shown as .38 acres – does this include all wetland areas
(planned as both disturbed and unimpacted)?

o Areas used for retention pond should be calculated and subtracted from the
“buildable area”

Section 24.02, Data Required for Site Plans

We have not yet seen a written statement regarding the project’s impact on existing
infrastructure and utilities.

o The City Engineer is recommending that a traffic impact analysis is conducted.
o
o The developer should work with the KLSWA and City Engineer to determine what

impacts the project could have on existing sewer infrastructure and if capacity
exists to serve the development or if improvements would be needed to
accommodate the additional users.

A landscaping plan has not yet been provided
o The plan should include an inventory of old-growth trees and a plan indicating

which are planned to be retained and which are planned to be removed.
All existing land uses and zoning districts within 300 feet of the subject site must be
shown on the plan.

Received 11/23/2022
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Project summary notes include “There are wetlands on the property”:
o Individual pockets of wetlands should be labeled A, B, C, etc.
o please provide the acreage of each area identified as wetlands.
o Were the wetlands delineated by Driesenga?
o Please provide the acreage of wetlands proposed to be impacted and subject to

EGLE permits
o Please provide the location and volume of fill for wetlands proposed to be

impacted.
Please provide a floor plan for the 5-unit building (also required per Section 16.24).
Parking:

o Please provide parking calculations and include areas used for parking (garage,
driveway, etc.).

o Where will guests park?
Additional information needed in general notes:

o Project description (condos, not rental, etc.)
o Total number of structures, units, bedrooms, square feet

o Garage info with square footage (one-stall, two-stall?)

o Amount of recreational and open space
o Type of recreation facilities to be provided

Proposed project schedule required – please add to cover page
Show location of HVAC structures
Are any mail kiosks planned? If so, please show location of structure

How will trash be collected?  Individual carts or dumpster for whole development? If a
dumpster is proposed, a dumpster enclosure shall be required and shown on the plan.

Environmental:
o Are test wells still there? If so, how long are they planned to be monitored?
o The PC had asked for a statement related to what has been done to date in

terms of the assessment of the contamination and what mitigation efforts have
been done.

Section 16.24, Condominiums
Layout and and dimensions of each condo unit (referenced above – but required per this
section as well)
Written approval of the proposed design and location of entrance to condo development
from Allegan County Road Commission
Use and occupancy restrictions and maintenance provisions for all general and limited
common elements that wil be included in the master deed
Easements granted to City and or ACDC for repair and maintenance of utilities, including
stormwater.
Master deed – what is the status?
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Next Steps:

The following schedule provides deadlines for corresponding Planning Commission meeting 
dates.  The November 10 meeting will not be an option since the turnaround time is too tight to 
resubmit, thus the earliest agenda would be the December 8 meeting. 

Application Deadline1 Staff Site Plan Review
(SPRC) 2 Resubmittal Deadline3 PC Meeting Date

September 29, 2022 October 13, 2022 October 27, 2022 November 10, 2022
October 27, 2022 November 10, 2022 November 24, 2022 December 8, 2022

December 1, 2022 December 15, 2022 December 29, 2022 January 12, 2023
December 29, 2022 January 12, 2023 January 26, 2023 February 9, 2023

January 26, 2023 February 9, 2023 February 23, 2023 March 9, 2023

Please contact me with any questions related to this review. 



 
 

 

 

 
November 29, 2022 
2221098 
 
 
Ms. Tricia Anderson 
Williams&Works 
549 Ottawa Ave., NW Ste. 310 
Grand Rapids, MI 49503 
 
 
RE: Forest Gate Condominium Development (#485 Ferry Street) 

Preliminary Engineering Review Comments 
  
 
Dear Traci: 
 
On behalf of the City of Douglas, our office has reviewed the revised preliminary condominium 
drawings dated November 23, 2022 and received November 28, 2022 for the above referenced 
project. Our comments regarding the project are as follows: (A previous review was completed 
on September 1, 2022 and October 24, 2022.) 
 
I. GENERAL 

1. The proposed condominium development sits on a 30-acre parcel located between Center 
Street and Wiley Road and includes construction of 90 residential units in 18 buildings as 
well as public water main, public sanitary sewer, storm sewer, and roadways/sidewalks to 
accommodate those units. Construction is proposed to take place over 9 phases.  If the 
infrastructure is to be constructed in phases, this should be shown on the drawings as 
well; otherwise, we are assuming all infrastructure we be constructed in the first phase.  
No indication was provided for phasing the infrastructure, if any. 

2. This property is currently located in the R-5 multiple family zoning district and will need 
to meet the zoning requirements for this district. Information only. 

3. The survey map included in the drawings seems to be from a previous development plan. 
This should be revised to show the current project and parcels involved. Information 
only. 

4. The proposed development would include entrance drives onto Wiley Road and Ferry 
Street with the possibility of connecting directly to Center Street in the future. With the 
increase in the amount of proposed residential traffic to the site, the developer should 
perform a traffic study in the area to evaluate the impacts on the existing intersections 
and traffic signals. Existing and proposed road names should also be included on the 
drawings. Maple Street should be constructed with curb and gutter on each side of the 
road; currently is proposed for the east side only.  A traffic impact study completed by 
Progressive AE dated November 2022 was provided; this report indicated “there would 
have little to no impact on the surrounding roadway network.”  Street names need to be 
added to the drawings.  Maple Street was revised to have curb and gutter on both sides 
of the road. 



 
 
Ms. Tricia Anderson 
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5. The drawings seem to indicate that a 66’ ROW would be established with 26’ wide 
public roads with the exception of the proposed access to Wiley Road. This strip of parcel 
is only about 55’ wide. If the City wants to maintain uniform 66’ ROWs, the 
development will need to acquire additional property along this access strip. The 
drawings do not indicate any change on this; the City will need to discuss. 

6. The City may desire to review the future goals for the Ferry Street/200 Blue Star 
Highway property with the developer in order to coordinate the location of the proposed 
road intersections. Based on our understanding, the south road access onto Ferry Street 
may need to be removed or significantly revised. This may include consideration of a cul-
de-sac at that location instead.  The curb radii on Ferry Street should be set back to allow 
traffic to turn into the development; back of curb shall be set a minimum of 24 feet from 
centerline of road with 100 feet of tapers. Changes were made to indicate present and 
future tie in on the south entrance on Ferry Street.  The curb set backs have not been 
revised on the drawings. 

7. The density of driveways onto the roadway may be a problem for public snow removal. 
Development may consider shared drives to buildings for access control. If the proposed 
driveway density and road width are approved, on-street parking should not be allowed 
for the development.  The width of the road was changed to 30 feet wide.  It should be 
noted that there is not a lot of areas to have additional parking on the streets as there is 
the potential for blocking several driveways. 

8. Proposed HMA pavement cross section is shown on C-501.  The leveling course shall be 
revised to 220 lbs/syd versus 165 lbs/syd for 2 inches.  Please show a minimum of 15” 
sand subbase.  This was not revised. 

9. Pedestrian sidewalk is proposed to run along the streets internal to the development. 
Proposed concrete pavement cross sections is shown on C-501 – these should be 
consistent with City standards as noted in the Code of Ordinances section 93.003.  We 
note that 6” thick sidewalks shall be constructed through all driveways.  If two driveways 
are to remain on Ferry Street, we recommend that sidewalk be included between these 
driveways.  Sidewalk thickness was not revised.  The recommendation to have sidewalk 
in Ferry Street between the two entrances should be considered by the City. 

10. It appears that the development plan includes some proposed exterior lighting. All 
exterior lighting shall be in accordance with City Zoning Ordinances Section 19.05 and 
24.03.  A note on site lighting is on C-101 

11. The developer should distribute drawings to the KLSWA and the STFD for their 
respective reviews and comments. Information only. 

12. The developer will be responsible for all City fees for the project. Information only. 

13. We note there is a proposed sign in the Ferry Street right-of-way; this should be moved to 
private lands so it will not interfere with any future public improvements.  This was not 
revised on the drawings. 

 
II. SANITARY SEWER– (no utility plan was provided with this newest set of drawings; 

notes are from previous review.) 
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1. The proposed utility plan includes construction of sanitary sewer from Ferry through 
the development and to Wiley Road. Submittal of information on the invert elevation at 
Summer Grove will need to be submitted with the final drawings.  Also a master plan 
for serving the balance of the parcel to the north needs to be provided. approximately 
3,200 feet of public sanitary sewer. Once constructed, this main would be owned by the 
City of Douglas and operated and maintained by the KLSWA.  

2. It is unclear from the drawings how the developer is proposing to facilitate sanitary sewer 
flow. The developer should plan to install 12” sanitary sewer through the development 
from Ferry Street to Wiley Road at a final upstream elevation of 636.7 at Wiley Road. 
This will allow for the future phase out of the Summer Grove pump station.  This 
revision was made. 

3. Wastewater from this site would flow north along Ferry Street and would be pumped 
under the Kalamazoo River via force main. This waste would pass through Lift Stations 
#6 and #1 before the treatment facility. Information only. 

4. The proposed 90 units would contribute on average approximately 24,300 gallons per day 
to the sanitary system. Based on the 2021 meter data, Douglas has the available plant 
capacity. The KLSWA should provide current and projected flows for the downstream 
gravity sewer and pump stations to check system capacity. Information only. 

5. Individual lateral connections are not shown on these preliminary drawings. Each 
building shall have only one sanitary lateral connection to the main; lateral connections 
directly into manholes will not be allowed. Laterals are shown on C-103. 

 
III. WATER MAIN – (no utility plan was provided with this newest set of drawings; notes 

are from previous review.) 

1. The proposed utility plan includes construction of water main throughout the 
development looped back to Ferry Street. Plans should be made to eventually loop this 
to Wiley Road.  approximately 3,100 feet of public water main, including hydrants. Once 
constructed, this main would be owned by the City of Douglas and operated and 
maintained by the KLSWA.  

2. Individual water service connections are not shown on these preliminary drawings. Each 
building shall have one water service connection to the main. The proposed multi-unit 
buildings can split from the service behind the ROW line. The number of meters and 
accounts per building should be coordinated with the KLSWA. Some services are 
shown; this needs to be coordinated with KLSWA. 

3. The drawings indicate that the infrastructure is proposed to be constructed in 2 phases but 
these boundaries are not clearly defined. The first phase of construction should include at 
least a completed loop from the Ferry Street water main to the Wiley Road water main. 
Nothing new was provided for this.  

4. The northwest corner of the water main should include a stub to the north with a hydrant 
to allow for future phases to connect without cutting through the intersection. This 
appears to be revised on the drawings. 

5. Are there additional means of fire protection planned for these units? STFD may require 
additional firelines or sprinkling that could impact the size of proposed services to the 
buildings. Information only. 
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6. Per the water main record drawings, an abandoned 6” and 4” water likely exists along the 
west side of Ferry Street. This is not noted clearly on the drawings and may be an 
impediment to any utility work. This needs to be addressed on the final drawings. 

 
 IV. DRAINAGE & GRADING 

1. The City of Douglas uses the Allegan County Drain Commission standards for new 
development review & construction. Proposed site drainage measures and calculations 
shall meet the ACDC standards as well as the additional City of Douglas zoning 
requirements. Information only. 

2. This site is largely not within an ACDC drainage district (a small section lies within the 
Jager-Crane Drain district). Existing surface water onsite generally flows north and east 
and crosses Ferry Street in a culvert to the east. Information only.   

3. The proposed drainage plan includes storm sewer and catch basins along the roads, some 
rear yard catch basins, and grading for a retention basin along the east edge of the 
property. Proposed concrete curb and gutter along the road edges collect road runoff 
water to the catch basins. Information only. 

4. The drawings do not seem to indicate that a direct outlet is planned to connect to the 
existing culvert at the downstream end of the property. The developer should provide soil 
borings with infiltration tests to verify if the existing soils can dissipate the expected 
volumes. It appears that design is using a detention system; this will be reviewed by 
ACDC’s office. 

5. An overflow route should be incorporated into the basin design to provide for flood 
planning. This will be reviewed by ACDC. 

6. A homeowner’s association or a 433 Agreement with the ACDC should be set up to be 
responsible for the maintenance and liability of the drainage infrastructure. This will be 
reviewed by ACDC.  

7. The developer’s drawings indicate that wetlands are present onsite. EGLE permits will be 
required for wetland impacts – it will be the developer’s responsibility to secure all 
necessary environmental permitting.   

Additional Comments: 

1. Flood plain is noted on C-101, but this is not depicted on the drawings. 

2. We recommend the City review its requirements for trees in the right-of-way.  There 
will be many trees planted over the new water main that will be an issue for 
maintaining the water main. 
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If you have any questions or comments regarding the above, please feel free to call me. 
 
Sincerely, 
 
Prein&Newhof 
 

 
Kenneth A Bosma, P.E. 
KAB/kab 
 
cc: Ms. Jenny Pearson, City of Douglas  
 Mr. Daryl VanDyk, KLSWA 
 Mr. Jim Giese, Driesenga & Associates 
 



 
 

Minutes 
THE CITY OF THE VILLAGE OF DOUGLAS 

REGULAR MEETING OF THE PLANNING COMMISSION 
86 W CENTER ST – DOUGLAS, MI 
SEPTEMBER 21, 2022 – 7:00 P.M. 

 
 

A. Call to Order: by Chair Buszka. Chair recognized New Planners Trisha Anderson and Andy Moore 
from Williams and Works. Also recognized was Mr. Florian for his insight into Planning while on 
the Commission. 

 
B. Roll Call:  Present – Heneghan, O’Malley, Pattison, Seabert, Buzska, Whiteley 
     Absent - None 
 
 1. Approval of Agenda: September 21, 2022 

Motion by Seabert, with support from Pattison, to approve the Agenda for September 
21, 2022, as amended, pulling agenda item 3 Public Hearing for 324 West Center St. – 
Motion carried by roll call vote. 

 
 2. Approval of the Meeting Minutes for July 13, 2022 

Motion by Seabert, with support from Pattison, to approve the Meeting Minutes of July 
13, 2022, as presented. Motion carried by roll call vote. 

 
C. Public Comments (limit of 5 minutes):   
 

Dawn Shuman, Lakeshore Dr resident – Has sat on Planning Commission and wanted to preserve 
the scale of the community. Currently she cannot get enough water on Lakeshore, have water 
studies been done? There seems to be a disconnect between the City and Residents. 

 
D. Communications:  
 a. Fran & Jim Martin 
 b. Louise Patrick 
 c. Phyllis Johnson 
 d. Debra Larsen 
 e. Olaf Heubner 
 
E. New Business: 

1. Public Hearing – 423 West Center St/424 Fremont St. – Zoning Map Amendment, 
Condominium Amendment, and Site Plan Approval Update. 

 
 Motion by Seabert, with support from Whitely, to open the public hearing. Motion 

carried by roll call vote. 
 
 a. Applicant presentation – Michael Pezok, the existing development has 9 units, 5 

facing Center St. and 4 facing Fremont St. They are mixed use, owner occupied, and 
short-term rentals. The proposal is to expand the back of units 6-9 which face Fremont 
St. This project was to begin around the time Covid hit and it was on hold, would like to 
continue the building. 



 
 
 b. Public Comments – Rob Joon, 423 Center St. stated he has no objection to this 

build. 
 
 c. Staff Remarks – Staff recommends that the Planning Commission not take 

action on the Amendment from PUD to R-5 and allow staff time to do more fact finding 
and to consult with the City Attorney on process if the PUD zoning has been determined 
to be an error. This should not impact the applicant’s ability to move forward with the 
construction process. In the matter of Condo Amendment, staff recommends approving 
this request, subject to the applicant submitting a draft of the master deed amendment 
for review by the City Attorney. In the matter of the site plan review, it is recommended 
Planning approve the site plan to allow the expansion of units 6-9 of the Center Park 
Place condominium based on the following findings: 

 
1.         The Planning Commission voted unanimously to approve the site plan for 
             the same request on June 24, 2020. 
2.          The plans for the expansion have not changed since the June 24, 2020 
              approval. 

 
d.  Commission questions – Is there a height issue that will need review? There was 
a letter regarding the fencing, will that require review? Will a new survey be required? 
One handicapped parking was removed, will it be replaced elsewhere? 
 
Motion by Seabert, with support from Whiteley to close the public hearing. Motion 
carried by roll call vote. 
 
Motion by Pattison, with support from Whiteley, to take no action on the PUD to R-5 
Amendment allowing staff additional time to speak with the City Attorney. Motion 
carried by roll call vote. 
 
Motion by Seabert, with support from Pattison, to approve the Condo Amendment 
contingent upon the submittal of a draft of the master deed amendment for review by 
the City Attorney. Motion carried by roll call vote. 

 
 Motion by Seabert, with support from Heneghan, to approve the site plan allowing for 

the expansion of units 6-9 of the Center Park Place Condominiums. Motion carried by roll 
call vote. 

 
2. 39 Washington St. Site Plan Approval 
 
 Motion by Pattison, with support from Seabert, to open the public hearing. Motion 

carried by roll call vote. 
 
 a. 42 North Builders addressed Planning Commissioners regarding why they went 

with a new building rather than adding on to the original home. 
 
 b.           Sam Phillippe, 31 Washington St. stated he had no qualms with the proposed 

build. 
 



 
 c. Staff – The applicant has applied for site plan review for changes to a residential 

home proposed at 39 Washington St. The applicant intends to move and modify the 
home on the lot. The proposed move of the home to the south makes the proposed 
dwelling more conforming. The Planning Commission has already approved the previous 
plan, so there should be no further action required by the Commission. Staff 
recommends that since this project has been noticed as a public hearing, Planning 
should leave the item on the agenda and take public comments that is received and 
refer them back to staff for review. 

 
 d. Commission Comments – Sad to see another historic home destroyed. The 

second drawings were nowhere near the first drawings, hate when we approve 
something, and it is changed. What about the trees? 

 
 Motion by Seabert, with support from Whiteley, to close the public hearing. Motion 

carried by roll call vote. 
 
 Motion by Pattison, with support from Heneghan, to send the application back to the 

Zoning Administrator for further review and research. Motion carried by roll call vote. 
 
 
3. 324 West Center St. Site Plan Review and Condominium Approval (pulled from the 

agenda by applicant). 
 
4. 485 Ferry St. Site Plan Review and Condominium Approval 
 
 Motion by Heneghan, with support from Seabert, to open the Public Hearing. Motion 

carried by roll call vote. 
 
 a. Applicant Dave Barker on behalf of Taurus Exploration, Inc submitted a site plan 

review for a 90 Unit Townhome condominium development. 
 
 b. Public Comments – 

 Suzanne Dixon, address the contaminants found on the property stating that 
Mr. Barker was informed, and agreed, to use the soil he moved on the berms. 
She also stated her concerns with the high density of the proposed project. 
Ms. Michelle Zin objected to Ms. Pattison attending the discussion. Chair Buszka 
stated Pattison had excused herself in a letter from any discussions or voting. 

 Renee Miller, concerned with how busy Ferry St is and will there be a traffic 
study done. 

 Sara Aumaugher, concerned with the increase in people within her area and 
arsenic. There needs to be more community feedback. 

  
 

 c. Staff remarked on how caring the community is with this property. A list of staff 
concerns is included in the staff report which includes concerns from citizens. Suggested 
a good beginning would be for Planning Commission to table this item until the plans 
with revisions is submitted. 

 



 
 d. Commission remarks included the concern with the lack of information in the 

plans. Would there be enough water to support this amount of growth in the area. Has 
the City Attorney reviewed the information. Is there updated information regarding the 
plume. What about stormwater runoff/overflow. Parking for guests, air conditioning 
unit locations, and so forth. There is really not enough information here. 

 
 Motion by Seabert, with support from Heneghan, to close the public hearing. Motion 

carried by roll call vote. 
 
 Motion by Seabert, with support from O’Malley, to table this application until more 

information has been obtained. Motion carried by roll call vote. 
 

F. Old Business - None 
 

G. Reports of Officers, Members, Committees 
 

Seabert Center Collective came before Council stating the then City Planner 
didn’t with them, but they have pulled out so many times. 

Heneghan The city is losing its small-town charm when older homes are torn down 
to build new. 

Buszka A coming attraction is the Kayak Rental and new building they want to 
build, this decision was tabled in November, and we committed to 
revisit it. 

 
H. Public Comment (limit 5 minutes) 

Tony Pastor questioned if members of Planning can guarantee that drainage, water quality, and 
the plume on Ferry St. would be looked into. Your jobs seem to be reactive, who is 
responsible for the vision of Douglas? 

 
I. Adjournment 

Motion by Seabert, with support from Heneghan, to adjourn. Meeting adjourned by roll call vote 
at 9:13 pm 

 
 
 
 
 CITY OF THE VILLAGE OF DOUGLAS 
 
 
     Signed: ________________________________ Date: ________ 
      Paul Buszka, Chair 
 
 
     Signed: ________________________________ Date: ________ 
      Pamela Aalderink, City Clerk 
  
 
 
 



 
 

Certification of Minutes 
 

 
I hereby certify that the attached is a true and correct copy of the minutes of a regular meeting of the City 
Council of the City of the Village of Douglas held on September 21, 2022. I further certify that the meeting 
was duly called and that a quorum was present. 
 
 
 
 
 
 
_______________________________________________  __________________________________ 
Pamela Aalderink, City Clerk      Date 
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Introduction and Purpose 
 

This document is intended to focus on site planning criteria and design guidance for new multi-family 
development and moderate density projects within the R-4 (Harbor Residential) and R-5 (Multi-family) 
zoning districts.  
 
The historic development patterns of the City of Douglas are often composed of small lots in traditional 
grid patterns and narrow streets. Other areas have developed in a non-grid pattern with larger lots. 
Now, with the rate of new development likely to consume much of the remaining vacant land within the 
City limits over the next 20 years, the City of Douglas seeks to accommodate residential development 
with a mix of types, sizes and densities, clustered to retain the open space, rural land uses and 
significant view shed corridors that form the area’s natural beauty. It is also important to connect 
housing, shopping, employment and recreation in a more efficient manner. With a maximum density of 
12 units per acre, the pattern by which new housing types, such as townhouses, cottage housing and 
courtyard housing, in the R-4 and R-5 Districts are designed will be crucial to ensuring a proper “fit” 
with the surrounding community. The design guidelines are organized in the three categories below. 

 
 

Site Design 
 

Site planning arranges building masses, open space, parking and circulation to create a site design that is 
orderly, visually pleasing, and that contributes positively to both the surrounding area and the development 
itself. Historic development patterns in Douglas have been designed to relate to the street, encouraging 
people to participate more fully in their community. These site design guidelines will promote neighborhood 
compatibility, retention of natural features, integration with the surrounding community, opportunity for 
social interaction, and a safe, comfortable, and interesting environment for residents. 

 
 

Building Design 
 

The building design guidelines address the overall external appearance of development within the multi-
family districts, including building forms, details, and proportions. Use of single-family residential design 
elements are required to reduce perceived density, give character to the development and its individual 
dwelling units, add visual interest, and be compatible with the neighborhood context. 

 
It is not intended that these guidelines prescribe one architectural style or a specific design character. 
There are various architectural styles found in Douglas’ housing stock that help create unique 
settings. The primary focus should be to construct a high quality residential environment within the 
context of the existing community. Quality development is further encouraged through a sustainable 
design approach. 

 
 

Landscaping 
 

The rolling topography and variety of open pastures and meadows, wetlands and forested areas in the city 
help define its character. New developments can establish visual connections with these natural features 
through the choice and placement of landscape features. Moreover, an attractive, well-maintained, natural 
landscaped environment contributes to residents’ quality of life and also enhances the appearance of the 
surrounding neighborhood. 
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Normal
Buildable Area

A. Context
Intent
Multi-family development successfully contributes to the over-
all community when relationships with the existing and
planned land uses, development patterns, and context are
considered.

Standards

1.  Developments shall comply with the City’s tree preservation 
ordinance.

Guidelines

Alternative 
Building 
Configuration

Alternative site design can preserve mature 
trees and natural features

1.  Incorporate existing unique site amenities such as 
views, mature trees, and similar natural features into 
developments whenever possible.

2.  Use complementary building arrangements, buffers, and 
avoidance of incompatible building scale to ensure that 
new multi-family residential development is compatible 
with residential development in the immediate area. For 
example, cottage housing is encouraged in older, smaller 
lot residential neighborhoods to complement similar sites
in the area.

3.  Complement existing landscape materials, location, and 
massing on adjacent developments and in the natural 
environment with new landscape plantings.

Undesirable Layout Desirable Layout
Orient and cluster buildings, and design parking, 
landscaping and open space in ways that connect to 
surrounding neighborhoods, and complement view 
sheds and surrounding natural features.



DESIGN STANDARDS and GUIDELINES FOR MULTI-FAMILY DEVELOPMENT

SITE DESIGN 4

B. Building Siting
Intent
Appropriate building siting can reduce the perceived 
density of multi-family developments, maximize open
space areas, provide “eyes on the street” surveillance,
and enhance neighborliness by creating community 
gathering spaces.

Standards

1.  Developments shall be oriented parallel to the public 
street, with setbacks from the street used to create land-
scaped open space.

2.  Primary building entries shall be clearly identifiable and 
visible from the street, with well-defined walkways from 
pedestrian routes.

Buildings around courtyards and sited parallel to 
the public street with direct entrances and windows 
allowing “eyes on the street”

Guidelines

1.  To create an appropriate transition from residences
to the street, use the space between building and 
sidewalk to provide security and privacy for residents 
and to encourage social interaction among residents 
and neighbors. This may be achieved through 
incorporation of private porches, stoops, patios and 
courtyards in the front yard area.

2.  Cluster multi-family buildings around courtyards, 
gathering areas and open spaces.

3.  Repeat these design elements throughout portions of 
the development that are oriented toward the open 
spaces, parking and other semi-public or public 
areas.

Appropriate transition from residence to street
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C. Open Space
Intent
Common open space provides opportunities for casual social 
interaction and safe play areas for children, and it reduces the
perceived density of the development. Private open space serves
as an outdoor room for residents.

Centralized open space provides convenient 
access for many units

Large and small open spaces are connected 
and oriented to dwellings

A Pocket park provides small usable break between 
multi-family buildings and is accessible from the 
street.

Guidelines

1.  Conveniently locate open space to the majority of 
units for recreation and social activities.

2.  Open spaces should be sheltered from the noise and 
traffic of adjacent streets or other incompatible uses.
Take advantage of sun orientation to provide a com-
fortable environment.

3.  Provide well-defined open space edges through the 
use of walkways, buildings or landscaping.

4.  For larger developments, provide a series of con-
nected open space areas of varying shape, appear-
ance and intended use.

5.  Require private open space (such as yard, patio or 
balcony) that can be entered from inside the 
dwelling for all units – minimum 80 sq. ft.

6.  Define boundaries between private and common 
open spaces by elements such as low walls or plant
materials.
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C. Open Space
Guidelines CONTINUED

7. Site and design buildings so that windows of 
neighboring units do not overlook private open spaces.

8. Common outdoor spaces shall provide at least three of
the following amenities to accommodate a variety of 
ages and activities to meet the needs of the residents: 
a.  Site furnishings (benches, tables)
b.  Play areas (locate away from public streets)
c. Gardens
d.  Patios or courtyards made of special paving, such 

as stone, brick or other unit pavers
e. Covered structure (i.e. pergola, pool house, etc.)
f.  Water feature
g. Significant viewshed (i.e. waterfront, hillsides, etc.)

Locate shared amenities such as outdoor play areas 
and bicycle parking

Private open space at rear of unit
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D. Parking/Vehicular Circulation
Intent
Safe and efficient circulation and parking arrangements 
take into consideration the needs of pedestrians, children
at play, parking lot appearance, and safety.

Guidelines

Single curb cuts are preferred. Recessed garages 
and enlarged entries have a positive impact on 
the streetscape.

Rear yard parking is preferred.

1.  Parking areas shall be located in the development’s interior 
and not along street frontages. Driveway openings along 
street frontages shall be limited to one per 150 lineal feet
of street facing property.

2.  The number of trees required in the interior landscape 
area in parking lots shall be dependent upon the location 
of the parking lot in relation to the building and the
public right-of-way (street):
a. Where the parking lot is located between the building and 

the street, one tree for every four spaces shall be 
provided (1:4)

b. Where the parking lot is located to the side of the building
and partially abuts the street (max. 50%), one tree for 
every six spaces shall be provided (1:6)

c. Where the parking lot is behind the building and is not 
visible from the street, one tree for every eight spaces 
shall be provided (1:8)

3.  Parking lot lighting shall be placed to create adequate
visibility at night and evenly distributed to increase
Security;

4. Parking areas shall be designed to
a.  Control vehicle speeds with appropriate signage, 

changes in roadway texture, and other traffic calming 
devices, where necessary.

b.  Avoid blank walls with rows of garage doors that face
the public street front.

c. Use single-car garage doors, rather than double-car 
garage doors.

d.  Provide landscaping around garages, and tuck-under 
parking.

e.  Include an adjacent pedestrian entry path that connects 
to the public sidewalk along entry drives. Provide
elements that define the main pedestrian entry, including 
lighting, textured paving, and accent plants.
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SITE DESIGN 8

E. Pedestrian Connections
Intent
To create a network of safe, consistent, and convenient 
linkages for pedestrians, including locating building
entrances adjacent to public sidewalks.

Standards

1.  A comprehensive system of pedestrian walkways shall 
link all site entrances, building entries, parking areas 
and common outdoor spaces with the public sidewalk.

2.  Clearly defined pedestrian connections shall be 
provided:
a.  Between public sidewalks and building entrances 

when buildings are not located directly adjacent to 
the sidewalk.

b.  Between parking lots and building entrances.
3.  Pedestrian walkways shall be a minimum 5 feet of

clear, unobstructed passage and the type and nature of 
all materials shall be consistent within a development.

4.  Walkways shall be accessible to disabled persons and 
in conformance with the Americans with Disabilities Act

NEIGHBORHOOD 
PARK

MID-BLOCK CONNECTION

PEDESTRIAN STREET

Guidelines

1.  Provide pedestrian access to adjacent existing or 
planned open space areas and trails.

2.  Avoid combining vehicle and pedestrian access to 
dwelling units as this does not allow adequate room for 
landscaping and other features that can personalize
the front entry.

3.  Locate walkways to minimize the impact of pedestrians 
on the privacy of nearby residences or private open
space.

4.  Provide a landscaped planting area between 
walkways and building facades.

Desirable connections to neighborhood amenities
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SITE DESIGN 9

F. Front Yards/Entrances
Intent
To provide separation between buildings and the public 
realm where the front yard serves as outdoor space and
provides a welcoming and safe entry from the sidewalk to
the building.

Standards

Porches, patios, walkways and covered trellises help 
identify individual entrances

1.  Primary building entries shall be clearly visible 
from the nearest public circulation walkway.

2.  A minimum of 50% of the front yard shall be 
landscaped and planted.

3.  Each individual unit shall have its own private 
walkway to the front door at ground level.

4.  Walls, shrubs and other visual obstructions
Between the public realm and the building shall 
be limited to a maximum 3 ft height to allow easy 
surveillance.

Guidelines

1.  A porch, covered stoop, or similar entry feature at 
each unit’s front entry is strongly encouraged.

2.  A wide range of plant materials, including perennials, 
lowering shrubs and native shrubs and groundcovers 
should be planted in the front yard. Plant material
providing seasonal interest is encouraged.

Walkways combined with enhanced entry feature 
lead to each unit. Doors and windows encourage 
“eyes on the street”
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SITE DESIGN 10
B. Building Scale and Character
Intent
To help retain the city’s small town character through building 
design.

Standards

1.  Horizontal facades longer than 30 feet shall be broken
down into smaller units, reminiscent of the residential 
scale of the neighborhood. At least three of the 
following methods shall be included:
a.  roof forms such as gables and dormers 
b.  changes in materials
c. bays or projecting balconies 
d.  recesses/offsets
e.  windows

Guidelines

1.  Incorporate smaller-scale forms such as bays, recessed or 
projecting balconies, and dormers into the design to 
visually reduce the height and scale of the building and
to emphasize the definition of individual units.

2.  Where a neighborhood has a recognizable architectural 
context, use those building features as visual cues for
incorporation into the development’s design.

Roofs

Roof pitch, dormers and change in upper level 
materials break down the scale of a multi-family 
development and relate to single family character 
nearby

1.  Gables facing the street are encouraged.
2.  Vary roof lines within the overall horizontal plane

through combinations of roof heights that create variation 
and visual interest.

3.  Incorporate the roof pitch and materials of adjacent buildings 
into carport or garage roofs.
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SITE DESIGN 11

C. Facade Articulation
Intent
To avoid boxy and monotonous facades that lack human scale 
dimensions and have large expanses of flat wall planes.

Standards

1.  Buildings shall include articulation along the facades 
facing and visible from public right-of-way. Modulation 
elements shall have a minimum 2-foot projection or 
recession from the facade, and be a minimum of 6 feet 
in length.

Guidelines

Building modulation
1.  Use architectural treatments, such as recessed windows, 

moldings, decorative trim, and wood frames to add
three-dimensional quality and shadow lines to the 
facade.

2.  Windows of varied shape, size, and placement are
encouraged.

3.  Incorporate architectural detailing consistent with the 
development’s overall design into garage doors, such as 
patterned garage doors, painted trim, or varied colors.

Bays, dormers, balconies and other projected or recessed design elements 
reduce the building’s mass and add visual interest
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BUILDING DESIGN 12

D. Building Entries
Intent
To create a socially and visually stimulating multifamily 
district with street level facades that support pedestrian
activity.
1.  Design courtyard entry gates as an important 

architectural feature of the building or development.
2.  Emphasize and differentiate each individual unit’s 

entry through architectural elements such as 
porches, stoops, or roof canopies, and detailing
such as paint color, trim, materials or awnings.

3.  Provide opportunities for residents to personalize 
individual entries by providing ground level space or 
a wide ledge for plants and other features.

Well designed entry gate

Low walls and landscaped areas help define the 
transition from public to private space. Ledges create 
opportunities to personalize the dwelling unit.
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LANDSCAPE DESIGN 13

A. Landscape Design
Intent
To create unique identity, establish visual connections to 
surrounding natural areas, soften the architecture, provide
shade and screen unattractive areas.

Guidelines

Generous planting areas and uncompacted soil 
help sustain healthy landscaping

1.  Use a three-tiered landscape planting approach 
consisting of ground cover; shrubs and vines; and trees.

2.  Use different landscape design and plant materials in 
the various courtyards and common open space areas
of the development to create an individual identity for
each space.

3.  Use landscape plantings to help define property lines 
and distinguish private space from public space through 
a change in plant material, form or height.

4.  Select trees and shrubs based on their mature size and 
root characteristics. Plants with root systems that uplift 
hardscape materials or are considered invasive shall be 
avoided.

5.  Sixty percent of plantings materials shall be a native 
species.

TREES

•
SHRUBS/HEDGES

•
GROUND COVER

•
Landscaping to distinguish private space from public space
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November 21, 2022 
 
 
Mr. Dave Barker 
Barker Brokerage and Development 
P.O. Box 705 
Saugatuck, Michigan 49453-0705 
 
RE: Soil Gas and Arsenic Sampling and Analysis 
 485 Ferry Street, Douglas, Michigan  
 
Dear Mr. Barker: 
 
On behalf of Barker Brokerage and Development, Lakeshore Environmental, Inc. (LEI) has completed 
soil gas and arsenic sampling at the 485 Ferry Street property (Site). 
 
BACKGROUND  
Historic subsurface investigations in the area of the site have identified a chlorinated solvent plume 
in the groundwater originating from a nearby property. Chemicals of this type are known to volatilize 
and have the potential to emit vapors into structures located above them. Based on the currently 
available information, it appears that a portion of the site may be impacted by these chlorinated 
solvents. In addition to the chlorinated solvent plume, it has also been reported that elevated levels 
were previously identified in the surficial soils at the Site. As a result of some historic soil balancing 
at the Site it is suspected that the arsenic impacted soil may have been moved around the Site. 
 
FIELD INVESTIGATION 
Soil Gas Sampling 
Soil gas samples were collected on November 1, 2022 and November 9, 2022 following LEI standard 
operating procedures (SOPs) provided in Appendix A. These procedures are based on the MDEQ 
Guidance Document for the Vapor Intrusion Pathway dated May 2013.  
 
A total of eleven (11) sample locations were chosen throughout the property. Figures illustrating 
the Subject Property Location (Figure 1), Subject Property Features (Figure 2), and Sample Locations 
(Figure 3) are provided in the Attachments. All soil gas samples were transferred under chain-of-
custody to Pace Analytical in Mount Juliet, Tennessee for VOCs analysis by U.S. EPA Method TO-15. 
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Arsenic Sampling 
Subsurface investigation and sampling activities were performed in general conformance with LEI’s 
Standard Operating Procedures, which are provided in Attachment A. Figures illustrating the Subject 
Property Location (Figure 1), Subject Property Features (Figure 2), Sample Locations (Figure 3) are 
provided in the Attachments.  

The field investigation activities consisted of the following: 

 Twelve (12) soil borings were completed using a stainless-steel core sampler. 
 
Subsurface soils, recovered as core samples from the soil borings, were evaluated for the presence 
of stains, odors, and/or other indicators of contamination. The soil borings were completed to 
depths of up to 2.0 feet below ground surface. Groundwater was not encountered or sampled as 
part of this subsurface investigation. 

Laboratory-provided containers were used for the collection of the soil samples. The soil samples 
were stored in an iced cooler until submittal to Bio-Chem Laboratories, a state certified laboratory 
located in Grand Rapids, Michigan. Chain-of-custody documentation procedures were followed in 
order to keep a record of sample collection and handling information, and to identify the requested 
analytical parameters. The submitted samples were analyzed for the presence of arsenic. 
 
LABORATORY ANALYTICAL RESULTS 
Laboratory analytical results for the soil gas samples were compared to the Residential and Non-
residential Volatilization to Indoor Air Pathway (VIAP) Screening Levels published by EGLE in September 
2020. A table summarizing the results is provided in the Attachments and the laboratory analytical 
report and chain of custody documentation are provided in Appendix B. A summary of the 
laboratory analytical results is provided below: 
 

 Detected concentrations of all VOCs are below the applicable VIAP values 
 
Laboratory analytical results for the soil samples were compared to the EGLE Part 201 GRCC. A table 
summarizing the results is provided in the Attachments and the laboratory analytical report and 
chain of custody documentation are provided in Appendix B. A summary of the laboratory analytical 
results is provided below: 

 Arsenic was detected at concentrations below the EGLE Part 201 GRCC. 
 
CONCLUSIONS 
 
The analytical results for the soil gas samples, in comparison with VIAP values, indicate there is 
minimal risk of vapor intrusion at the property. Under these conditions, it does not appear that the 
future development of the Site will require a vapor mitigation system or vapor barriers. No additional 
investigation is recommended at this time.  
 
The analytical results for the soil samples, in comparison with GRCC values, indicate there is minimal 
risk of arsenic exposure at the property. No additional investigation is recommended at this time. 
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Please contact LEI if you have any questions or concerns with this report or the Site in general.  
 
Sincerely, 
Lakeshore Environmental, Inc. 
 
 

Robert N. VanDyke, PE, EP 
RRD Manager | Senior Environmental Engineer 
 
 
Attachments: Figures 1-3, Site Location Map, Site Features Map, Soil Gas Sample Locations 

Table 1, Soil Gas Sampling Results 
Table 2, Arsenic Sampling Results 
 

Appendix A: Standard Operating Procedures   
Appendix B: Laboratory Analytical Report 
 









IRC BUILDING CODE DATA

TYPE OF CONSTRUCTION:
NUMBER OF STORIES:

FIRE RATING:
SEPARATION WALL (PER R302.2):
EXTERIOR WALLS (PER TABLE 302.1):

SPRINKLER SYSTEM:

NOTES:
1. REFER TO GENERAL SHEETS FOR FIRE RATED WALL DETAILS

WALLS &  PARTITIONS:

ZONING: PUD

2
W00D FRAME ON POURED FND.

2 HR
1 HR

NOT SPRINKLED

CODES

30'-11"BUILDING HEIGHT:

SQUARE FOOTAGE:

FIRST
FLOOR

SECOND
FLOOR

GARAGE PORCH /
OUTDOOR LIVING

SQUARE FOOTAGE

699
699

1031
1021

440 43
438
437

22
22

TOTAL
HEATED
S.F.
1730
1720
1727

BLDG TOTAL SF. F.T = 8,618 2,189 152

PLUMBING FIXTURES:

BATHROOMS KITCHEN
SINK

DISHWASHER
STANDARD FIXTURES

BLDG TOTAL =

1 1
1 1
1 1

2.5 1 1

12.5 5 5

2.5
2.5
2.5

UNIT IDENTITY

ELEV E END
ELEV A
ELEV D
ELEV B
ELEV C END

MICHIGAN RESIDENTIAL CODE (MRC) - 2015
MICHIGAN MECHANICAL CODE (MMC) - 2015
MICHIGAN PLUMBING CODE (MPC) - 2015
NPFA 70 NATIONAL ELECTRICAL CODE - 2017

UNIT IDENTITY

698 1021 437 221719
698 1029

1 12.5

ELEV E END
ELEV A
ELEV D
ELEV B
ELEV C END 699 102E 437 431722

GN1 GENERAL NOTES & DETAILS

FOUNDATION PLAN

SECOND FLOOR PLAN

FIRST FLOOR PLAN

RIGHT & REAR ELEVATION / ROOF PLAN

FRONT & LEFT ELEVATION

CIVIL

ARCHITECTURAL BUILDING COMPOSITION

SITE PLAN

BUILDING SECTIONS

REV.
DATE

A1

A2

A3

A4

A5

BUILDING SECTIONS

A6

A7

WALL SECTIONSA8

DETAILSA9

FOUNDATION STRUCTURE PLAN

SECOND FLOOR STRUCTURE PLAN

FIRST FLOOR STRUCTURE PLAN

S1

S2

S3

6-7-21



DOOR JAMB

8d NAILS @ 12" O.C.
ON ALL FRAMING MEMBERS
NOT AT PANEL EDGES

(A) OUTSIDE CORNER DETAIL

16d NAILS
@ 24" O.C.

GYPSUM WALL BOARD
INSTALL IN ACCORDANCE
w/ CHAPTER 7

INTERIOR

8d NAILS @ 6" O.C.
(AT PANEL EDGES)

8d NAILS @ 12" O.C.
ON ALL FRAMING MEMBERS
NOT AT PANEL EDGES

WOOD STRUCTURAL PANEL
INSTALL IN ACCORDANCE
w/ TABLE #1

(B) INSIDE CORNER DETAIL

WOOD STRUCTURAL PANEL
INSTALL IN ACCORDANCE
w/ TABLE #1

GYPSUM WALL BOARD
INSTALL IN ACCORDANCE
w/ CHAPTER 7

8d NAILS @ 6" O.C.
(AT PANEL EDGES)

16d NAILS
@ 24" O.C.

EXTERIOR

INTERIOR

(C)INTERSECTION OF INTERIOR AND EXTERIOR WALLS

DOOR JAMB

WALL BRACING DETAIL
NO SCALE

SINGLE 2x12 MINIMUM STRINGERS AT ENDS
AND ONE (1) STRINGER AT CENTER

TYPICAL STRINGERS

17 RISERS W/ RISER HEIGHT @ 7 7/16" EACH WITH A
TREAD DEPTH OF 10.00" EACH (NOSE TO NOSE
W/ A NOSE OVERHANG OF 34" TO 1 14"). THE
GREATEST RISER HEIGHT SHALL NOT EXCEED THE
SHORTEST BY 3/8". LIKEWISE THE SHORTEST RUN
SHALL NOT EXCEED THE GREATEST BY 3/8".

R311.5.3 STAIR TREADS AND RISERS

HANDRAILS THAT HAVE MINIMUM AND MAXIMUM
HEIGHTS OF 34" AND 38" RESPECTIVELY,
MEASURED VERTICALLY FROM THE NOSING OF
THE TREAD.

R311.5.6 HANDRAILS

THE MINIMUM HEADROOM IN ALL PARTS
OF THE STAIRWAY SHALL NOT BE LESS
THAN 6'-8" MEASURED VERTICALLY
FROM THE SLOPED PLANE ADJOINING
THE TREAD NOSING OR FROM THE
FLOOR SURFACE OF THE LANDING OR
PLATFORM.

R311.5.2 HEADROOM

SCALE: 3/4" = 1'-0"

TYPICAL STAIR DETAIL
FIRST FLOOR TO SECOND FLOOR

EXTERIOR

INTERIOR

EXTERIOR

2X6 TURNED @ INT. WALL 

INTERIOR

SOIL REQUIREMENTS & EARTH WORK AND CONCRETE

GENERAL NOTES
HANDLING AND ERECTION SPECIFICATIONS REINFORCING STEEL SPECIFICATIONS

1.   Reinforcing bars, dowels and ties shall conform to ASTM-615 grade 60 requirements
and shall be free of rust, dirt, and mud.

2.   Welded wire fabric shall conform to ASTM a-185 and be positioned at the mid height
of slabs U.N.O.

3.  Reinforcing shall be placed and securely tied in place sufficiently ahead of placing
of concrete to allow inspection and correction, if necessary without delaying the
concrete placement.

4.  Extend reinforcing bars a minimum of 36'' around corners and lap bars at splices a
minimum of 24'' U.N.O.

5.  Welding of reinforcing steel is not allowed.

R703.7.5 Flashing.
Flashing shall be located beneath the first course of masonry above finished ground
level above the foundation wall or slab and at other points of support, including
structural floors, shelf angles and lintels when masonry veneers are designed in
accordance with Section R703.7. See Section R703.8 for additional requirements.

R703.7.6 Weepholes.
Weepholes shall be provided in the  outside wythe of masonry walls at a maximum spacing
of 33 inches (838 mm) on center.  Weepholes shall not be less than 3/16 inch (5 mm) in
diameter. Weepholes shall be located immediately above the flashing.

R703.8 Flashing.
Approved corrosion-resistant flashing shall   be applied shingle-fashion in a manner to
prevent entry of water into the wall cavity or penetration of water to the building
structural framing components. Self-adhered membranes used as flashing shall comply with
AAMA 711. The flashing shall extend to the surface of the exterior wall finish. Approved
corrosion- resistant flashings shall be installed at all of the following locations:

1.   Exterior window and door openings. Flashing at exterior window and door openings
shall extend to the surface of the exterior wall finish or to the water-resistive barrier
for subsequent drainage.

2.   At the intersection of chimneys or other masonry construction with frame or stucco
walls, with projecting lips on both sides under stucco copings.

3.  Under and at the ends of masonry, wood or metal copings and sills.
4.  Continuously above all projecting wood trim.
5.  Where exterior porches, decks or stairs attach to a wall or floor assembly of

wood-frame construction.
6. At wall and roof intersections. 1.7. At built-in gutters.

FLASHING AND WEEPHOLES

*  Min. net clear opening of 5.7 sq. ft. (second floor bedrooms)

*  Min. net clear opening of 5.0 sq. ft. (first floor bedrooms only)

*  Min. net clear opening ht. of 24 inches

*  Min. net clear opening width of 20 inches

*  Max. sill ht. above finish floor of 44 inches

EGRESS WINDOW REQUIREMENTS

AREAS THAT REQUIRE SAFETY GLAZING
1. Trusses are to be handled with particular care during fabrication, bundling, loading,

delivery, unloading and installation in order to avoid damage and weakening of the
trusses.

2. Temporary and permanent bracing for holding the trusses in a straight and plumb
position is always required and shall be designed and installed by the erecting
contractor. Temporary bracing during installation, includes cross bracing between the
trusses to prevent toppling or "dominoing" of the trusses.

3. Permanent bracing shall be installed in accordance with the latest of the "National
Design Standard", as published by the American Forest & Paper Association and
H.I.B.-91 and D.S.B.-85 as published by the truss plate institute.  Permanent bracing
consists of lateral and diagonal bracing not to exceed spacing requirements of the
truss fabricator.  Top chords of trusses must be continuously braced by roof
sheathing unless otherwise note on the truss shop drawings.  Bottom chords must be
braced at intervals not to exceed 10' o.c. or as noted on the truss fabricators
drawings.

4. Construction loads greater than the design loads of the trusses shall not be applied
to the trusses at any time.

5. No loads shall be applied to the truss until all fastening and required bracing is
installed.

6. The supervision of the truss erecting shall be under the direct control of persons(s)
experienced in the installation and proper bracing of wood trusses.

7. Field modification or cutting of pre-engineered roof trusses is strictly prohibited
without expressed prior written consent and details from a licensed professional
structural engineer experienced in wood truss design and modifications.

1. All top soil, organic and vegetative material should be removed prior to
construction. Any required fill shall be clean, granular material compacted to at least
95% of maximum dry density as determined by ASTM D-1557.

2. Foundations bearing on existing soils have been designed for a minimum allowable soil
bearing capacity of 3000 psf, u.n.o.

3. Notify the engineer/architect if the allowable soil bearing capacity is less than 3000
psf so that the foundations can be redesigned for the new allowable bearing
capacity.

1. R404.1.7 Backfill placement.
Backfill shall not be placed against the wall until the wall has sufficient strength and
has been anchored to the floor above or has been sufficiently braced to prevent
damage by the backfill.

R506.2.1. Fill.
Fill material shall be free of vegetation and foreign material. The fill shall be
compacted to assure uniform support of the slab and, except where approved, the
fill depths shall not exceed 24 inches for clean sand or gravel and 8 inches for
earth.

R506.2.3 Vapor retarder.
A 6 mil polyethylene or approved vapor retarder with joints lapped not less than 6
inches shall be placed between the concrete floor slab and the base course or the
prepared subgrade where no base course exists.

1. Concrete work shall conform to the requirements of ACI 301-96, "Specifications for
Structural Concrete for Buildings", except as modified as supplemental requirements.

2. Concrete shall have a minimum of 3000 psi, 28 day compressive strength, unless
noted otherwise,  (4 sacks) & a water/cement ratio not to exceed 6 gallons per sack).
Exterior concrete slabs shall have a minimum of 4000 psi, 28 day compressive
strength, & 4%%% air entrainment.

3. The use of additives such as fly ash or calcium chloride is not allowed without prior
review from the architect.

R405.1 Concrete or masonry foundations.
Drains shall be provided around all concrete or masonry foundations that retain earth
and enclose habitable or usable spaces located below grade. Drainage tiles, gravel
or crushed stone drains, perforated pipe or other approved systems or materials shall
be installed at or below the area to be protected and shall discharge by gravity or
mechanical means into an approved drainage system. Gravel or crushed stone drains
shall extend at least 1 foot beyond the outside edge of the footing and 6 inches
above the top of the footing and be covered with an approved filter membrane
material. The top of open joints of drain tiles shall be protected with strips of
building paper, and the drainage tiles or perforated pipe shall be placed on a
minimum of 2 inches of washed gravel or crushed rock at least one sieve size larger
than the tile joint opening or perforation and covered with not less than 6 inches of
the same material.

Exception:
            A drainage system is not required when the foundation is installed on

well-drained ground or sand-gravel mixture soils according to the Unified Soil
Classification System, Group I Soils, as detailed in Table R405.1.

R308.4 Hazardous locations.
The locations specified in Sections R308.4.1 through R308.4.7 shall be considered to
be specific hazardous for the purposes of glazing.

R308.4.1 Glazing in doors.
Glazing in fixed and operable panels of swinging, sliding and bifold doors considered
to be a hazardous location.

Exceptions:
1.  Glazed openings of a size through which a 3-inch diameter (76 mm) sphere
   is unable to pass.
2.  Decorative glazing.

R308.4.2 Glazing adjacent to doors.
Glazing in an individual fixed or operable panel adjacent to a door shall be considered
to be a hazardous location where the bottom exposed edge of the glazing is less than
60 inches (1524 mm) above the floor or walking surface and it meets either of the
following conditions:

1.  Where the glazing is within 24 inches (610 mm) of either side of the door in the plane
of the door in a closed position.

2.  Where the glazing is on a wall perpendicular to the plane of the door in a closed
position and within 24 inches (610 mm) of the hinge side of an in-swinging door.

Exceptions:
1.  Decorative glazing.
2. Where there is an intervening wall or other permanent barrier between the
   door and the glazing.
3. Where access through the door is to a closet or storage area 3 feet (914
   mm) or less in depth. Glazing in this application shall comply with Section
   R308.4.3.
4. Glazing that is adjacent to the fixed panel of patio doors.

R308.4.3 Glazing in windows.
Glazing in an individual fixed or operable panel that meets all of the following
conditions shall be considered to be a hazardous location:

1.   The exposed area of an individual pane is larger than 9 square feet (0.836 m2)
2.   The bottom edge of the glazing is less than 18 inches (457 mm) above the floor,
3.   The top edge of the glazing is more than 36 inches (914 mm) above the floor; and
4.   One or more walking surfaces are within 36 inches (914 mm), measured horizontally

and in a straight line, of the glazing.

Exceptions:
1.  Decorative glazing.
2.  When a horizontal rail is installed on the accessible side(s) of the glazing 34
    to 38 inches (864 to 965) above the walking surface.  The rail shall be
    capable of withstanding a horizontal load of 50 pounds per linear foot (750
    N/m) without contacting the glass and be a minimum of 1-1/2 inches (38 mm) in
    cross sectional height.
3.  Outboard panes in insulating glass units and other multiple glazed panels when
    the bottom edge of the glass in 25 feet (7620 mm) or more above grade, a
     roof, walking surfaces, or other horizontal [ within 45 degrees (0.79 rad.) of
    horizontal ] surface adjacent to the glass exterior.

R308.4.4 Glazing in guards and railings.
Glazing in guards and railings, including structural baluster panels and nonstructural in-fill
panels, regardless of area or height above a walking surface shall be considered to be
a hazardous location.

R308.4.5 Glazing and wet surfaces.
Glazing in walls, enclosures or fences containing or facing hot tubs, spas, whirlpools,
saunas, steam rooms, bathtubs, showers and indoor swimming pools where the bottom
exposed edge of the glazing is less than 60 inches (1524 mm) measured vertically above
any standing or walking surface shall be considered to be a hazardous location. This shall
apply to single glazing and each pane in multiple glazing.

Exceptions:
Glazing that is more than 60 inches (1524 mm), measured horizontally 
and in a straight line, from the water's edge of a bathtub, hot tub, spa, 
whirlpool or swimming pool or from the edge of a shower, sauna or steam 
room.

R308.4.6 Glazing adjacent to stairs and ramps.
Glazing where the bottom exposed edge of the glazing is less than 36 inches (914 mm)
above the plane of the adjacent walking surface of stairways, landings between flights of
stairs and ramps shall be considered to be a hazardous location.

Exceptions:
1.  Where a rail is installed on the accessible side(s) of the glazing 34 to 38
    inches (864 to 965 mm) above the walking surface. The rail shall be capable
    of withstanding a horizontal load of 50 pounds per linear foot (730 N/m)
    without contacting the glass and have a cross-sectional height of not less
    than 1 12 inches (38 mm).
2.   Glazing 36 inches (914 mm) or more measured horizontally from the walking
    surface.

R308.4.7 Glazing adjacent to the bottom stair landing.
Glazing adjacent to the landing at the bottom of a stairway where the glazing is less than
36 inches (914 mm) above the landing and within a 60-inch (1524 mm) horizontal arc less
than 180 degrees from the bottom tread nosing shall be considered to be a hazardous
location.

Exception:
The glazing is protected by a guard complying with Section R312 and the place
of the glass is more than 18 inches (457 mm) from the ground.

A Carbon monoxide device shall be located in the vicinity of the bedrooms, which may
include 1 device capable of detecting carbon monoxide near all adjacent bedrooms; in
areas within the dwelling adjacent to an attached garage; and in areas adjacent to any
fuel-burning appliances.  Carbon Monoxide Detectors shall not be placed within fifteen
feet of fuel-burning heating or cooking appliances such as gas stoves, furnaces, or
fireplaces, or in or near very humid areas such as bathrooms.

CARBON MONOXIDE DETECTOR

TABLE R602.3.1
MAXIMUM ALLOWABLE LENGTH OF WOOD STUDS EXPOSED TO WIND SPEEDS OF
100 MPH OR LESS IN SEISMIC DESIGN CATEGORIES A, B, C, AND D1 b,c

HEIGHT
(FEET)

24

ON-CENTER SPACING (INCHES)

16 12 8

SUPPORTING A ROOF ONLY

2x4 2x4 2x4 2x4>10

2x6 2x4 2x4 2x412

2x6 2x6 2x6 2x414

2x6 2x6 2x6 2x416

NA a 2x6 2x6 2x618

NA a NA a 2x6 2x620

NA a NA a NA a 2x624

SUPPORTING ONE FLOOR AND A ROOF

>10

12

14

16

18

20

24

2x6 2x4 2x4 2x4

2x6 2x6 2x6 2x4

2x6 2x6 2x6 2x6

2x6 2x6 2x6

NA a 2x6 2x6 2x6

NA a NA a 2x6 2x6

NA a NA a NA a 2x6

NA a

SUPPORTING TWO FLOORS AND A ROOF

>10

12

14

16

18

20

22

2x6 2x6 2x4 2x4

2x6 2x6 2x6 2x6

2x6 2x6 2x6 2x6

2x6 2x6

NA a 2x6 2x6

NA a NA a 2x6

NA a NA a NA a

NA a

24 NA a NA a NA a NA a

NA a

NA a

NA a

NA a

a. Design required
b. Applicability of this table assumes the following:

Snow load not exceeding 25 psf, but not less than 1310 psi determined by multiplying the AF&PA NDS tabular base
design value by the repetitive use factor, and by the size factor for all species except southern pine, E not less
than 1.6 by 106 psi, tributary dimensions for floors and roofs not exceeding 6 feet, maximum span for floors and
roofs not exceeding 12 feet, eaves not greater than 2 feet in dimension and exterior sheathing. Where the
conditions are not within these parameters, design is required.

c. Utility, standard, stud and no. 3 grade lumber of any species are not permitted.

TABLE R404.1.2(8)
MINIMUM VERTICAL REINFORCEMENT FOR 6-, 8-, 10-, 12 INCH NOMINAL FLAT
CONCRETE BASEMENT WALLS

For SI:1 foot = 304.8 mm; 1 inch = 25.4 mm; 1 pound per square foot per foot = 0.1571 kPa²/m, 1 pound per square inch = 6.895  kPa/mm.

  a. Soil classes are in accordance with the Unified Soil Classification System. Refer to Table R405.1.
b. Table values are based on reinforcing bars with a minimum yield strength of 60,000 psi concrete with a minimum specified compressive strength of 2,500 psi and vertical

reinforcement being located at the centerline of the wall. See Section R404.1.2.3.7.2.
c. Vertical reinforcement with a yield strength of less than 60,000 psi and/or bars of a different size than specified in the table are permitted in accordance with Section

R404.1.2.3.7.6 and Table R404.1.2(9).
d. NR indicates no vertical reinforcement is required, except for 6-inch nominal walls formed with stay-in-place forming systems in which case vertical reinforcement shall

be #4@48 inches on center.
e. Allowable deflection criterion is L/240, where L is the unsupported height of the basement wall in inches.
f. Interpolation is not permitted.
g. Where walls will retain 4 feet or more of unbalanced backfill, they shall be laterally supported at the top and bottom before backfilling.
h. Vertical reinforcement shall be located to provide a cover of 1.25 inches measured from the inside face of the wall. The center of the steel shall not vary form the

specified location by more than the greater of 10 percent of the wall thickness or 3/8-inch.
i. Concrete cover for reinforcement measured from the inside face of the wall shall not be less than 3/4-inch. Concrete cover for reinforcement measure from the outside

face of the wall shall not be less than 1 12 inches for No. 5 bars and smaller, and not less than 2 inches for larger bars.
j. DR means design is required in accordance with the applicable building code, or where there is no code in accordance with ACI 318.
k. Concrete shall have a specified compressive strength, f'c, of not less than 2,500 psi at 28 days, unless a higher strength is required by footnote l or m.
l. The minimum thickness is permitted to be reduced 2 inches, provided the minimum specified compressive strength of concrete, f'c, is 4,000 psi.
m. A plain concrete wall with a minimum nominal thickness of 12 inches is permitted, provided minimum specified compressive strength of concrete, f'c is 3,500 psi.
n. See Table R611.3 for tolerance from nominal thickness permitted for flat walls.

MINIMUM VERTICAL REINFORCEMENT - BAR SIZE AND SPACING (INCHES)

Soil classes  and design lateral soil  (psf per foot of depth)

b,c,d,e,f,h,i,k,n

MAXIMUM
UNBALANCED
BACKFILL HEIGHT
(feet)

g

MAXIMUM
WALL HEIGHT
(feet)

GW, GP, SW, SP
30

GM, GC, SM, SM-SC and ML
45

SC, ML-CL and incorganic CL
60

a

Minimum nominal wall thickness (inches)

6

NR

8 10 12 6 8 10 12 6 8 10 12

4
5

5

4

6 4 @ 355

5 @ 48 5 @ 366

4

5 @ 475
7

5 @ 42 6 @ 43 5 @ 486

5 @ 46 6 @ 42 5 @ 46 6 @ 34 6 @ 487

4

4 @ 38 5 @ 435

4 @ 37 5 @ 37 6 @ 37 5 @ 4368

5 @ 40 6 @ 37 5 @ 41 6 @ 34 6 @ 437

6 @ 43 5 @ 47 6 @ 34 6 @ 43 6 @ 27 6 @ 32 6 @ 448

4

9

4 @ 35 5 @ 405

4 @ 34 6 @ 48 6 @ 36 6 @ 396

5 @ 36 6 @ 34 5 @ 37 6 @ 33 6 @ 38 5 @ 377

6 @ 38 5 @ 41 6 @ 33 6 @ 38 5 @ 37 6 @ 24 6 @ 29 6 @ 39 4 @ 488

6 @ 34 6 @ 46 6 @ 26 6 @ 30 6 @ 41 6 @ 19 6 @ 23 6 @ 30 6 @ 399

4

10

4 @ 33 5 @ 385

5 @ 48 6 @ 45 6 @ 34 5 @ 376

6 @ 47 6 @ 34 6 @ 48 6 @ 30 6 @ 35 6 @ 487

6 @ 34 5 @ 38 6 @ 30 6 @ 34 6 @ 47 6 @ 22 6 @ 26 6 @ 35 6 @ 458

6 @ 34 6 @ 41 6 @ 23 6 @ 27 6 @ 35 4 @ 48 6 @ 22 6 @ 27 6 @ 349

6 @ 28 6 @ 33 DR 6 @ 23 6 @ 29 6 @ 38 6 @ 22 6 @ 22 6 @ 2810

NR NR NR NR NR NR NR NR NR NRNR

NR NR NR NR NR NR NR NR NR NR NRNR

NR NR NR NR NR NR NR NR NR NR NRNR

NR NR NR NR

NR NR NR NR

NR NR NR NR

NR NR NR NR

NR NR NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR

NR

NR NR

NR

NR

NR

NR

NR

NRl

NR
l

NRNR

NR NR

l

l4 @ 48

6 @ 45

NRl

NRl

NR

NR

NR

NR

NR

NR

NR NR NR NR NR NR

NR

NRNR

NRNR

NRNRNR

NRNR

NRNR

NR

NR

NR

l l

NR NR NR NR NR NR NR

NRlNR NR NR NR

NRl NR NR NR

j

NR

NR

NR

NRl

NRl

NRl

NR

NR

NR

NR

NR

NR

NRl

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

m

NRl

NRl

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR NR NR NR NR

NR NR NR

NR NR

NRNR

NR

NRNRNRNR

l

NRl

NRl

NR

NR

NRNR

m

NR NR NRNR

NR NRNR

NRNR

NRl

m

DR

DR
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C 
DE

MI
SIN

G 
WA

LL
LC 
DE

MI
SIN

G 
WA

LL
L C 
DE

MI
SIN

G 
WA

LL
L C 
DE

MI
SIN

G 
WA

LL
L

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

4" CONC. SLAB W/ 6X6
#10 WWM ON 4" COMP
GRANULAR FILL

4" CONC BLOCK OR STEM
WALL ON 10" P. CONC. WALL
ON 18" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN. GRADE
BRG. ON UNDISTURBED SOIL

4" CONC. SLAB W/
6 X 6 #10 W.W.M. ON
4" COMP. GRANULAR FILL

48'-6 1/2"24'-4"24'-4"24'-2 1/2"

121'-5"

34
'-10

"
15'

-2"

50
'-0

"

9'-
10

"

1'-9 1/2" 16'-3" 1'-9 1/2" 1'-9 1/2" 16'-3" 1'-9 1/2" 1'-9 1/2" 16'-3" 1'-9 1/2" 1'-9 1/2" 16'-3" 1'-9 1/2"

4'-3" 19'-10" 4'-6" 19'-10" 4'-6" 19'-10" 4'-6" 19'-10"

10
"

33
'-2

"
10

"

7'-
0"

10
"

21'
-0

"
10

"

15'
-2"

5'-
10

"

6'
-4

"

10
"

21'
-0

"
10

"

15'
-4

"
5'-

8"

6'
-8

"

10
"

21'
-0

"
10

"

15'
-0

"
5'-

10
"

6'
-8

"

10
"

21'
-4

"
10

"

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

4" BRICK
LEDGE

LINE OF MANUF.
STONE ABOVE

4" CONC. SLAB W/ 6X6
#10 WWM ON 4" COMP
GRANULAR FILL

4" CONC. SLAB W/ 6X6
#10 WWM ON 4" COMP
GRANULAR FILL

4" CONC. SLAB W/ 6X6
#10 WWM ON 4" COMP
GRANULAR FILL

4" SLAB
LEDGE

121'-5"

15'
-2"

10
"

33
'-2

"

4'-
8"

15'
-2"

1'-0
"

33
'-0

"
4'-

8"

15'
-2"

10
"

33
'-2

"
4'-

8"

15'
-6

"

15'
-6

"

15'
-2"

10" 22'-8 1/2" 1'-4" 23'-0" 1'-4" 23'-0" 1'-4" 47'-0 1/2"

3'-7" 19'-1 1/2" 3'-10 1/2" 19'-1 1/2" 3'-10 1/2" 19'-1 1/2" 3'-10 1/2" 19'-1 1/2"

26
'-6

"

26
'-6

"

26
'-6

"

26
'-6

"

4" CONC. SLAB W/
6 X 6 #10 W.W.M. ON
4" COMP. GRANULAR FILL

4" CONC. SLAB W/
6 X 6 #10 W.W.M. ON
4" COMP. GRANULAR FILL

4" CONC. SLAB W/
6 X 6 #10 W.W.M. ON
4" COMP. GRANULAR FILL

4" SLAB
LEDGE

4" SLAB
LEDGE

12'
-10

 1/
2"

21'
-1 

1/2
"

25
'-9

"

1'-6 3/4"

1'-6 3/4"

7'-0"

12'
-10

 1/
2"

21'
-1 

1/2
"

25
'-9

"

1'-6 3/4"

1'-6 3/4"

7'-0"

12'
-10

 1/
2"

21'
-1 

1/2
"

25
'-9

"

1'-6 3/4"

1'-6 3/4"

7'-0"

12'
-10

 1/
2"

25
'-9

"

3'-7" 10" 18'-3 1/2" 1'-4" 3'-10 1/2" 10" 18'-3 1/2" 1'-4" 3'-10 1/2" 10" 18'-3 1/2" 1'-4" 3'-10 1/2" 10" 18'-3 1/2"

8" 3'-7" 10" 18'-2" 10" 4'-6" 10" 18'-2" 10" 4'-6" 10" 18'-2" 10" 4'-6" 10" 18'-2"

8" P. CONC. WALL ON 16" X
8" P. CONC. FTG.  MIN. 42"
BELOW FIN. GRADE BRG. ON
UNDISTURBED SOIL

4" CONC BLOCK OR STEM
WALL ON 10" P. CONC. WALL
ON 18" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN. GRADE
BRG. ON UNDISTURBED SOIL

4" CONC BLOCK OR STEM
WALL ON 10" P. CONC. WALL
ON 18" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN. GRADE
BRG. ON UNDISTURBED SOIL

4" CONC BLOCK OR STEM
WALL ON 10" P. CONC. WALL
ON 18" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN. GRADE
BRG. ON UNDISTURBED SOIL

4" CONC BLOCK OR STEM
WALL ON 10" P. CONC. WALL
ON 18" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN. GRADE
BRG. ON UNDISTURBED SOIL

8" P. CONC. WALL ON
16" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN.
GRADE BRG. ON
UNDISTURBED SOIL

8" P. CONC. WALL ON
16" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN.
GRADE BRG. ON
UNDISTURBED SOIL

8" P. CONC. WALL ON
16" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN.
GRADE BRG. ON
UNDISTURBED SOIL

21'
-1 

1/2
"

21'
-1 

1/2
"

25
'-9

"

7'-0"

12'
-10

 1/
2"

6'-8 1/2"

4" SLAB
LEDGE

8" P. CONC. WALL ON
16" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN.
GRADE BRG. ON
UNDISTURBED SOIL

4" CONC. SLAB W/
6 X 6 #10 W.W.M. ON
4" COMP. GRANULAR FILL

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

4" CONC BLOCK OR STEM
WALL ON 10" P. CONC. WALL
ON 18" X 8" P. CONC. FTG.
MIN. 42" BELOW FIN. GRADE
BRG. ON UNDISTURBED SOIL

4" CONC. SLAB W/ 6X6
#10 WWM ON 4" COMP
GRANULAR FILL

1'-4" 3'-10 1/2" 18'-10"
1'-3 1/4"

1'-3 1/4"

1'-6 3/4"

1'-6 3/4"

1'-9 1/2" 16'-3" 1'-9 1/2"

4'-6" 19'-10"

LINE OF MANUF.
STONE ABOVE

4" SLAB
LEDGE

15'
-6

"

15'
-6

"

4'-
8"

10" 4'-6" 10" 18'-2" 10"

1'-4" 3'-10 1/2" 10" 18'-0"

50
'-0

"

21'
-10

"
28

'-2
"

12" X 8" P.
CONC. FTG.

5'-5 1/2" 1'-1 1/2" 2'-6" 1'-1 1/2" 5'-1 1/2" 1'-1 1/2"

8'-
9"

2'-
7"

6'
-2"

3'-
9"

12" X 8" P.
CONC. FTG.

5'-9" 1'-1 1/2" 2'-6" 1'-1 1/2" 5'-1 1/2" 1'-1 1/2"

8'-
9"

2'-
7"

6'
-2"

3'-
9"

12" X 8" P.
CONC. FTG.

5'-9" 1'-1 1/2" 2'-6" 1'-1 1/2" 5'-1 1/2" 1'-1 1/2"

8'-
9"

2'-
7"

6'
-2"

3'-
9"

12" X 8" P.
CONC. FTG.

5'-9" 1'-1 1/2" 2'-6" 1'-1 1/2" 5'-1 1/2" 1'-1 1/2"

8'-
9"

2'-
7"

6'
-2"

3'-
9"

12" X 8" P.
CONC. FTG.

5'-9" 1'-1 1/2" 2'-6" 1'-1 1/2" 5'-1 1/2" 1'-1 1/2"

8'-
9"

2'-
7"

6'
-2"

3'-
9"

4'-
0"

FR
OS

T 
WA

LL

4'-
0"

FR
OS

T 
WA

LL

4'-
0"

FR
OS

T 
WA

LL

4'-
0"

FR
OS

T 
WA

LL

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

GROUT ALL CONCRETE BLOCK
CORES SOLID THAT SUPPORT POINT
LOADS FROM ABOVE (TYPICAL)

FOUNDATION NOTES

1. ALL COLUMNS SHOWN SHALL BE 3" DIA. SCHEDULE 40 STANDARD STEEL
PIPE COLUMN BOLTED DIRECTLY TO P. CONC. FTG. (TYPICAL UNLESS
NOTED OTHERWISE)

2. WHERE STEEL BEAMS REST ON FOUNDATION WALLS, SIZE BEAM POCKET
APPROPRIATELY AND SHIM AS REQUIRED.

3. AS REQUIRED DROP FOYER FLOOR SHEATHING 3/4" FOR MUDSET TILE
INSTALLATION

4. VERIFY ALL UTILITY LOCATIONS W/ BUILDER.

5. PROVIDE GUARDRAIL AT STAIRS DURING CONSTRUCTION.

6. PROVIDE LADDERING UNDER ANY WALL RUNNING PARALLEL W/ JOIST
THAT DOES NOT LAND DIRECTLY ON A JOIST

7. PROVIDE SQUASH BLOCKS UNDER ALL BEARING CONDITIONS.

8. PROVIDE 2" X 24" (MIN. R-10) RIGID PERIMETER INSULATION AT ALL
BASEMENT SLABS THAT ARE LESS THAN 42" BELOW EXTERIOR FINISHED
GRADE

ALL FOOTINGS ARE DESIGNED FOR 3000 P.S.F. SOIL BRG. CAPACITY.

BRG. WALL
BRG. WALL ABOVE

POINT LOAD
POINT LOAD FROM ABOVE

STEEL BEAM
WOOD BEAM

BRG. WALL & BRG. WALL ABOVE

TILE FLOOR ABOVE
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REF.

RA
NG

E

4" 19'-2"

4"
21'

-10
"

4"
6'

-7 
1/2

"
3'-

5"
6'

-0
"

10
'-10

"
4"

5'-6"3'-0"14'-11"

6'-4 1/2" 3'-4" 9'-6" 3'-7 1/2"

3'-11" 2'-2" 3'-7 1/2" 5'-11 1/2" 3'-3" 3'-4"

3'-
7 

1/2
"

5'-
0"

18
'-6

 1/
2"

UP
 17

R.

STEPS & RAIL'G
PER CODE &
GRADE CONDITIONS

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

(SEE FIRE SEPARATION NOTE
THIS SHEET)

286
8

EX
T. 

DR
.

MIN. 20 MINUTE
RATED DR.

STEPS & RAIL'G PER
CODE AND GRADE
COND.

ISLAND

1R
. 1

S.

NOTE:
DROP CLG. FOR
MECHANICALS PER BLDRS.
SPEC.

16'-0" X 7'-0" GARAGE DOOR

LINE OF FLOOR ABOVE
INSUL. FLOOR SPACE

246
8

24
68

 P
KT

. D
R.

PED
SINK

E.F.

SD/C

CL
OS

ET

2468

9'-
8"

1'-10"

1
1

30
68

EX
T. 

DR
.

3060 S.H. 3060 S.H. 3060 S.H.
6068 SL. GLS.
DR. (TEMP.)

SIN
K

D.
W.

26
60

 S
.H

.
26

60
 S

.H
.

26
50

 S
.H

.

LINE OF SOFFIT
ABOVE

LINE OF FLOOR
ABOVE

REF.

RA
NG

E

4" 19'-2"

4"
21'

-10
"

4"
6'

-7 
1/2

"

3'-
5"

6'
-0

"
10

'-10
"

4"
5'-6"3'-0"14'-11"

6'-4 1/2" 3'-4" 9'-6" 3'-7 1/2"

3'-11" 2'-2" 3'-7 1/2" 5'-11 1/2" 3'-3" 3'-4"

3'-
7 

1/2
"

5'-
0"

18
'-6

 1/
2"

UP
 17

R.

STEPS & RAIL'G
PER CODE &
GRADE CONDITIONS

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
3" TO GARAGE DOORS)

(SEE FIRE SEPARATION NOTE
THIS SHEET)

286
8

EX
T. 

DR
.

MIN. 20 MINUTE
RATED DR.

STEPS & RAIL'G PER
CODE AND GRADE
COND.

ISLAND

1R
. 1

S.

NOTE:
DROP CLG. FOR
MECHANICALS PER BLDRS.
SPEC.

16'-0" X 7'-0" GARAGE DOOR

LINE OF FLOOR ABOVE
INSUL. FLOOR SPACE

246
8

24
68

 P
KT

. D
R.

PED
SINK

E.F.

SD/C

CL
OS

ET

2468

9'-
8"

1'-10"

1
1

30
68

EX
T. 

DR
.

3060 S.H. 3060 S.H. 3060 S.H.
6068 SL. GLS.
DR. (TEMP.)

SIN
K

D.
W.

LINE OF FLR.
ABOVE

20
'-3

"

LINE OF STAIR
ABOVE (DROP
CLG. AS REQ'D)

C 
DE

MI
SIN

G 
WA

LL
LC 
DE

MI
SIN

G 
WA

LL
LC 
DE

MI
SIN

G 
WA

LL
L

3'-3" 3'-6" 3'-6" 7'-10" 9'-7" 3'-6" 7'-10" 9'-5" 3'-6" 3'-6" 7'-10" 9'-6" 3'-6" 3'-6" 7'-10" 9'-6"

24'-4"24'-4"24'-4"24'-2 1/2"

121'-5"

3'-6"

10
'-4

"

34
'-6

"
15'

-6
"

50
'-0

"

27
'-10

"
22'

-2"

50
'-0

"

15'
-6

"

2'-3 1/2" 1'-11 1/2" 2'-6 1/2" 1'-11 1/2"4" 4" 2'-4 1/4" 2'-1 3/4" 4" 2'-6 1/2" 1'-11 1/2"

9'-11" 9'-11" 9'-11" 9'-11" 9'-11" 9'-11" 9'-11" 9'-11"

4'-3" 19'-10" 4'-6" 19'-10" 4'-6" 19'-10" 4'-6" 19'-10"

121'-5"

15'
-6

"

15'
-6

"

15'
-6

"

15'
-6

"

15'
-6

"

15'
-6

"

12'
-9

"
7'-

7"
14'

-2"

5'-
9"

44
'-3

"

C 
DE

MI
SIN

G 
WA

LL
L

REF.

RA
NG

E

4" 19'-2"

4"
21'

-10
"

4"
6'

-7 
1/2

"

3'-
5"

6'
-0

"
10

'-10
"

4"

5'-6"3'-0"14'-11"

6'-4 1/2" 3'-4" 9'-6" 3'-7 1/2"

3'-11" 2'-2" 3'-7 1/2" 5'-11 1/2" 3'-3" 3'-4"

3'-
7 

1/2
"

5'-
0"

18
'-6

 1/
2"

UP
 17

R.

STEPS & RAIL'G
PER CODE &
GRADE CONDITIONS

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
3" TO GARAGE DOORS)

(SEE FIRE SEPARATION NOTE
THIS SHEET)

286
8

EX
T. 

DR
.

MIN. 20 MINUTE
RATED DR.

STEPS & RAIL'G
PER CODE AND
GRADE COND.

ISLAND

1R
. 1

S.

NOTE:
DROP CLG. FOR
MECHANICALS PER BLDRS.
SPEC.

16'-0" X 7'-0" GARAGE DOOR

LINE OF FLOOR ABOVE
INSUL. FLOOR SPACE

246
8

24
68

 P
KT

. D
R.

PED
SINK

E.F.

SD/C
CL

OS
ET

2468

9'-
8"

1'-10"

1
1

30
68

EX
T. 

DR
.

3060 S.H. 3060 S.H. 3060 S.H.
6068 SL. GLS.
DR. (TEMP.)

SIN
K

D.
W.

LINE OF FLR.
ABOVE

20
'-3

"

LINE OF STAIR
ABOVE (DROP
CLG. AS REQ'D)

30
60

 S
.H

.
30

60
 S

.H
.

24'-2 1/2"

3'-6" 3'-6" 7'-10" 6'-0"

9'-11" 9'-11"

4'-6" 19'-10"

REF.

RA
NG

E

4" 19'-2"

4"
21'

-10
"

4"
6'

-7 
1/2

"
3'-

5"
6'

-0
"

10
'-10

"
4"

5'-6"3'-0"14'-11"

6'-4 1/2" 3'-4" 9'-6" 3'-7 1/2"

3'-11" 2'-2" 3'-7 1/2" 5'-11 1/2" 3'-3" 3'-4"

3'-
7 

1/2
"

5'-
0"

18
'-6

 1/
2"

UP
 17

R.

STEPS & RAIL'G
PER CODE &
GRADE CONDITIONS

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

(SEE FIRE SEPARATION NOTE
THIS SHEET)

286
8

EX
T. 

DR
.

MIN. 20 MINUTE
RATED DR.

STEPS & RAIL'G PER
CODE AND GRADE
COND.

ISLAND

1R
. 1

S.

NOTE:
DROP CLG. FOR
MECHANICALS PER BLDRS.
SPEC.

16'-0" X 7'-0" GARAGE DOOR

LINE OF FLOOR ABOVE
INSUL. FLOOR SPACE

246
8

24
68

 P
KT

. D
R.

PED
SINK

E.F.

SD/C

CL
OS

ET

2468

9'-
8"

1'-10"

1
1

30
68

EX
T. 

DR
.

3060 S.H. 3060 S.H. 3060 S.H.
6068 SL. GLS.
DR. (TEMP.)

SIN
K

D.
W.

LINE OF STAIR
ABOVE (DROP
CLG. AS REQ'D)

LINE OF FLOOR
ABOVE

15'
-6

"

15'
-6

"

REF.

RA
NG

E

4" 19'-2"

4"
21'

-10
"

4"
6'

-7 
1/2

"
3'-

5"
6'

-0
"

10
'-10

"
4"

5'-6"3'-0"14'-11"

6'-4 1/2" 3'-4" 9'-6" 3'-7 1/2"

3'-11" 2'-2" 3'-7 1/2" 5'-11 1/2" 3'-3" 3'-4"

3'-
7 

1/2
"

5'-
0"

18
'-6

 1/
2"

UP
 17

R.

STEPS & RAIL'G
PER CODE &
GRADE CONDITIONS

4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

(SEE FIRE SEPARATION NOTE
THIS SHEET)

286
8

EX
T. 

DR
.

MIN. 20 MINUTE
RATED DR.

STEPS & RAIL'G PER
CODE AND GRADE
COND.

ISLAND

1R
. 1

S.

NOTE:
DROP CLG. FOR
MECHANICALS PER BLDRS.
SPEC.

16'-0" X 7'-0" GARAGE DOOR

LINE OF FLOOR ABOVE
INSUL. FLOOR SPACE

246
8

24
68

 P
KT

. D
R.

PED
SINK

E.F.

SD/C

CL
OS

ET

2468

9'-
8"

1'-10"

1
1

30
68

EX
T. 

DR
.

3060 S.H. 3060 S.H. 3060 S.H.
6068 SL. GLS.
DR. (TEMP.)

SIN
K

D.
W.

LINE OF FLOOR
ABOVE

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

S.D.

ALL SMOKE & CARBON MONOXIDE
DETECTORS INTERCONNECTED W/
BATTERY BACK-UP PER CODE.

DOOR & WINDOW LOCATIONS:

ALL DOORS & WINDOWS ARE ASSUMED TO BE EITHER IN
THE CENTER OF THE WALL MASS OR MIN. 4 INCHES
FROM PERPENDICULAR WALL FOR CASING UNLESS
NOTED OTHERWISE

SD/CPLAN NOTES

1. TRUSSES TO BEAR ON EXTERIOR WALLS ONLY UNLESS NOTED OTHERWISE.

2. OPENINGS BETWEEN THE GARAGE AND RESIDENCE SHALL BE EQUIPPED WITH
20-MINUTE FIRE RATED DOORS (OR EQUIVALENT PER 2015 IRC SECTION
R302.5.1).

3. VENT ALL EXHAUST FANS TO EXTERIOR.

4. WHEN POSSIBLE DIRECT ALL FLUES AND VENTS THAT PENETRATE ROOF
BEHIND MAIN RIDGE.

5. INSTALL WATER SUPPLY AND DRAIN BOX (GREY BOX) AT WASHING MACHINE
LOCATION.

6. USE MOISTURE RESISTANT DRYWALL AT ALL AREAS SUSCEPTIBLE TO
MOISTURE.

8.  PROVIDE GUARDRAIL AT STAIRS DURING CONSTRUCTION.

9.  PROVIDE SQUASH BLOCKS UNDER ALL BEARING CONDITIONS.

1/2" GYPSUM WALL BOARD ON EACH SIDE OF 2x4 WOOD STUDS @ 16" O.C. 3 1/2"
THICK TYPICAL (UNLESS NOTED OTHERWISE).

INTERIOR WALLS:

EXTERIOR WALLS (RATED):
REFER TO FLOOR PLANS & WALL SECTIONS  FOR ADDITIONAL INFORMATION

EXTERIOR WALLS (NONRATED):
SIDING AND/OR MASONRY WITH AIRSPACE, MOISTURE BARRIER PAPER (HOUSE
WRAP) ON 7/16" O.S.B. SHEATHING ON 2X4 WOOD STUDS @ 16" O.C. OR AS
NOTED, MIN. R-20 WALL CONSTRUCTION, 1/2" GYPSUM WALL BOARD (GLUE &
SCREW).  WALL TO BE 4" THICK WITH SIDING AND 8" THICK WITH MASONRY
(TYPICAL UNLESS NOTED OTHERWISE).
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HIGH EFF.
FURN. (+90)

WH
(+90)

8'-0 1/2" 15'-1"

4'-0"5'-6 1/2"3'-0 1/4"3'-7 1/2"

DN. 17R.

1'-4 1/2" 5'-0" 3'-7 1/2" 7'-6" 5'-7 1/2"

4'-3 1/2" 2'-1" 16'-9"

11'-7" 11'-6 1/2"

6'-8" 4'-11" 4'-0" 7'-6 1/2"

13'
-2"

2'-
1"

13'
-8

 1/
2"

15'
-2"

4"

W. D.

OPT. L.T.

2'-
4"

10
'-2

"
2'-

4 
1/2

"
7'-

0"
2'-

6"
3'-

1"
3'-

1 1
/2"

6'
-8

 1/
2"

6'
-2"

4"

3'-
8 

1/2
"

3'-
4"

3'-
7 

1/2
"

4'-
5 

1/2
"

13'
-2"

2'-6" X 5'-0"
TUB / SHOWER

SEE ATTIC ACCESS
DETAIL SHEET GN1

SHOWER

SD/C

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2868

2668

SIL
L

246
8

1R. 1S.

1R. 1S.

1R
. 1

S.

5S.

LIN
EN

CA
B.

286
8286

8

HALF WALL
PER CODE2668

SIL
L

LIN.
5S.

1R. 1S.

CLOSET

1668 166
8

2868286
8

1R. 1S.

CLOSET

3050 S.H.
(EGRESS) 3050 S.H.

(EGRESS)

2650 S.H.

S.D.S.D.

S.D.

E.F.

E.F.

2668 266
8

5'-0"13 1/4"

26
36

 S
.H

.

23
" X

 3
2"

AT
TIC

AC
CE

SS

NOTE:
DRYWALL STACK
WINDOW

HIGH EFF.
FURN. (+90)

WH
(+90)

8'-0 1/2" 15'-1"

4'-0"5'-6 1/2"3'-0 1/4"3'-7 1/2"

DN. 17R.

1'-4 1/2" 5'-0" 3'-7 1/2" 7'-6" 5'-7 1/2"

4'-3 1/2" 2'-1" 16'-9"

11'-7" 11'-6 1/2"

6'-8" 4'-11" 4'-0" 7'-6 1/2"

12'
-6

"
2'-

1"
13'

-8
 1/

2"
15'

-2"
4"

W. D.

OPT. L.T.

2'-
4"

10
'-2

"
2'-

4 
1/2

"
7'-

0"
2'-

6"
3'-

1"
3'-

1 1
/2"

6'
-8

 1/
2"

6'
-2"

4"

3'-
8 

1/2
"

3'-
4"

3'-
7 

1/2
"

4'-
5 

1/2
"

13'
-2"

2'-6" X 5'-0"
TUB / SHOWER

SEE ATTIC ACCESS
DETAIL SHEET GN1

SHOWER

SD/C

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2868

2668

SIL
L

246
8

1R. 1S.

1R. 1S.

1R
. 1

S.

5S.

LIN
EN

CA
B.

286
8286

8

HALF WALL
PER CODE2668

SIL
L

LIN.
5S.

1R. 1S.

CLOSET

1668 166
8

2868286
8

1R. 1S.

CLOSET

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

S.D.S.D.

S.D.

E.F.

E.F.

26
50

 S
.H

.
26

50
 S

.H
.

2668 266
8

5'-0"13 1/4"

23
" X

 3
2"

AT
TIC

AC
CE

SS

NOTE:
DRYWALL STACK
WINDOW

2650 S.H.

5 
1/2

"
7'-

11"

FD

C 
DE

MI
SIN

G 
WA

LL
LC 
DE

MI
SIN

G 
WA

LL
LC 
DE

MI
SIN

G 
WA

LL
L

42
'-8

"

2'-
4"

45
'-0

"

12'-8 1/2" 3'-6" 3'-6" 17'-4" 3'-6" 3'-6" 17'-4" 3'-6" 3'-6" 17'-4" 3'-6" 3'-6" 17'-4"

24'-4"24'-4"24'-4"24'-2 1/2"

2'-3 1/2" 1'-11 1/2" 4'-10" 2'-9 1/2" 6'-1 1/4" 6'-1 1/4" 2'-6 1/2" 1'-11 1/2" 4'-10" 4'-11" 4'-11" 5'-2" 2'-4" 2'-2" 2'-9" 2'-9" 3'-8" 3'-8" 3'-5" 6'-6" 6'-6" 3'-5"

4'-3" 12'-2 1/2" 4'-6" 19'-10" 4'-6" 12'-6" 7'-4" 4'-6" 19'-10"

121'-5"

3'-
0" 2'-
4"

2'-
4"

3'-
0"

8"

2'-
4"

2'-
4"

18
'-8

"
24

'-0
"

10
'-0

"
17'

-4
"

45
'-0

"

17'
-8

"

C 
DE

MI
SIN

G 
WA

LL
L

HIGH EFF.
FURN. (+90)

WH
(+90)

8'-0 1/2" 15'-1"

4'-0"5'-6 1/2"3'-0 1/4"3'-7 1/2"5'-0"

DN. 17R.

1'-4 1/2" 5'-0" 3'-7 1/2" 7'-6" 5'-7 1/2"

4'-3 1/2" 2'-1" 16'-9"

11'-7" 11'-6 1/2"

6'-8" 4'-11" 4'-0" 7'-6 1/2"

12'
-6

"
2'-

1"
13'

-8
 1/

2"
15'

-2"
4"

W. D.

OPT. L.T.

2'-
4"

10
'-2

"
2'-

4 
1/2

"
7'-

0"
2'-

6"
3'-

1"
2'-

10
"

6'
-8

 1/
2"

6'
-2"

4"

3'-
8 

1/2
"

3'-
4"

3'-
7 

1/2
"

4'-
5 

1/2
"

13'
-2"

2'-6" X 5'-0"
TUB / SHOWER

SEE ATTIC ACCESS
DETAIL SHEET GN1

SHOWER

SD/C

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2868

2668

SIL
L

246
8

1R. 1S.

1R. 1S.

1R
. 1

S.

5S.

LIN
EN

CA
B.

286
8286

8

HALF WALL
PER CODE2668

SIL
L

LIN.
5S.

1R. 1S.

CLOSET

1668 166
8

2868286
8

1R. 1S.

CLOSET

2668 266
8

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

S.D.S.D.

S.D.

E.F.

E.F.

2868 EXT.
GLS. FR.
DR. (TEMP.)

13 1/4"

NOTE:
DRYWALL STACK
WINDOW

2650 S.H.

5 
1/2

"
7'-

11"

FD

26
50

 S
.H

.
26

50
 S

.H
.

2'-6 1/2" 1'-11 1/2" 4'-9 35/64" 4'-11" 4'-11" 5'-1 61/64"

4'-6" 19'-9 1/2"

24'-2 1/2"

121'-5"

3'-6" 3'-6" 4'-4 1/2"

HIGH EFF.
FURN. (+90)

WH
(+90)

8'-0 1/2" 15'-1"

4'-0"5'-6 1/2"3'-0 1/4"3'-7 1/2"5'-0"13 1/4"

DN. 17R.

1'-4 1/2" 5'-0" 3'-7 1/2" 7'-6" 5'-7 1/2"

4'-3 1/2" 2'-1" 16'-9"

11'-7" 11'-6 1/2"

6'-8" 4'-11" 4'-0" 7'-6 1/2"

12'
-6

"
2'-

1"
13'

-8
 1/

2"
15'

-2"
4"

W. D.

OPT. L.T.

2'-
4"

10
'-2

"
2'-

4 
1/2

"
7'-

0"
2'-

6"
3'-

1"
3'-

1 1
/2"

6'
-8

 1/
2"

6'
-2"

4"

3'-
8 

1/2
"

3'-
4"

3'-
7 

1/2
"

4'-
5 

1/2
"

13'
-2"

2'-6" X 5'-0"
TUB / SHOWER

23
" X

 3
2"

AT
TIC

AC
CE

SS

SEE ATTIC ACCESS
DETAIL SHEET GN1

SHOWER

SD/C

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2868

2668

SIL
L

246
8

1R. 1S.

1R. 1S.

1R
. 1

S.

5S.

LIN
EN

CA
B.

286
8286

8

HALF WALL
PER CODE2668

SIL
L

LIN.
5S.

1R. 1S.

CLOSET

1668 166
8

2868286
8

1R. 1S.

CLOSET

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2650 S.H.

S.D.S.D.

S.D.

E.F.

E.F.

2668 266
8

26
50

 S
.H

.
26

50
 S

.H
.

NOTE:
DRYWALL STACK
WINDOW

7'-7 1/2"

7'-0"

2'-
4"

2'-
4"

8"

HIGH EFF.
FURN. (+90)

WH
(+90)

8'-0 1/2" 15'-1"

4'-0"5'-6 1/2"3'-0 1/4"3'-7 1/2"

DN. 17R.

1'-4 1/2" 5'-0" 3'-7 1/2" 7'-6" 5'-7 1/2"

4'-3 1/2" 2'-1" 16'-9"

11'-7" 11'-6 1/2"

6'-8" 4'-11" 4'-0" 7'-6 1/2"

12'
-6

"
2'-

1"
13'

-8
 1/

2"
15'

-2"
4"

W. D.

OPT. L.T.

3'-
0"

10
'-2

"
2'-

4 
1/2

"
7'-

0"
2'-

6"
3'-

1"
3'-

1 1
/2"

6'
-8

 1/
2"

6'
-2"

4"

3'-
8 

1/2
"

3'-
4"

3'-
7 

1/2
"

4'-
5 

1/2
"

13'
-2"

2'-6" X 5'-0"
TUB / SHOWER

SEE ATTIC ACCESS
DETAIL SHEET GN1

SHOWER

SD/C

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2868

2668

SIL
L

246
8

1R. 1S.

1R. 1S.

1R
. 1

S.

5S.

LIN
EN

CA
B.

286
8286

8

HALF WALL
PER CODE2668

SIL
L

LIN.
5S.

1R. 1S.

CLOSET

1668 166
8

2868286
8

1R. 1S.

CLOSET

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

2650 S.H.

S.D.S.D.

S.D.

E.F.

E.F.

2668 266
8

5'-0"13 1/4"

3050 S.H.
(EGRESS)

4"

23
" X

 3
2"

AT
TIC

AC
CE

SS

NOTE:
DRYWALL STACK
WINDOW

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

S.D.

ALL SMOKE & CARBON MONOXIDE
DETECTORS INTERCONNECTED W/
BATTERY BACK-UP PER CODE.

DOOR & WINDOW LOCATIONS:

ALL DOORS & WINDOWS ARE ASSUMED TO BE EITHER IN
THE CENTER OF THE WALL MASS OR MIN. 4 INCHES
FROM PERPENDICULAR WALL FOR CASING UNLESS
NOTED OTHERWISE

SD/CPLAN NOTES

1. TRUSSES TO BEAR ON EXTERIOR WALLS ONLY UNLESS NOTED OTHERWISE.

2. OPENINGS BETWEEN THE GARAGE AND RESIDENCE SHALL BE EQUIPPED WITH
20-MINUTE FIRE RATED DOORS (OR EQUIVALENT PER 2015 IRC SECTION
R302.5.1).

3. VENT ALL EXHAUST FANS TO EXTERIOR.

4. WHEN POSSIBLE DIRECT ALL FLUES AND VENTS THAT PENETRATE ROOF
BEHIND MAIN RIDGE.

5. INSTALL WATER SUPPLY AND DRAIN BOX (GREY BOX) AT WASHING MACHINE
LOCATION.

6. USE MOISTURE RESISTANT DRYWALL AT ALL AREAS SUSCEPTIBLE TO
MOISTURE.

8.  PROVIDE GUARDRAIL AT STAIRS DURING CONSTRUCTION.

9.  PROVIDE SQUASH BLOCKS UNDER ALL BEARING CONDITIONS.

1/2" GYPSUM WALL BOARD ON EACH SIDE OF 2x4 WOOD STUDS @ 16" O.C. 3 1/2"
THICK TYPICAL (UNLESS NOTED OTHERWISE).

INTERIOR WALLS:

EXTERIOR WALLS (RATED):
REFER TO FLOOR PLANS & WALL SECTIONS  FOR ADDITIONAL INFORMATION

EXTERIOR WALLS (NONRATED):
SIDING AND/OR MASONRY WITH AIRSPACE, MOISTURE BARRIER PAPER (HOUSE
WRAP) ON 7/16" O.S.B. SHEATHING ON 2X4 WOOD STUDS @ 16" O.C. OR AS
NOTED, MIN. R-20 WALL CONSTRUCTION, 1/2" GYPSUM WALL BOARD (GLUE &
SCREW).  WALL TO BE 4" THICK WITH SIDING AND 8" THICK WITH MASONRY
(TYPICAL UNLESS NOTED OTHERWISE).

6-7-21



ELEVATION NOTES
1. ALL ROOF SADDLES TO BE PLYWOOD SHEATHED WITH

ICE & WATER SHIELD AND SHINGLES.

2. PROVIDE ICE & WATER SHIELD MIN. 6'-0" COVERAGE
AT ALL VALLEYS

3. FIREPLACE FLUE TO BE DETERMINED PER
MANUFACTURER'S SPECIFICATION

4. METAL FLASHING AS REQUIRED BY CODE.

5. ROOF & SOFFIT VENTS AS REQUIRED BY CODE.

6. PROVIDE GUTTERS & DOWNSPOUTS FOR DRAINAGE OF
ROOF WATER. DOWNSPOUTS ARE TO BE LOCATED SO
THAT THE DISCHARGE WILL NOT SPILL ON OR FLOW
ACROSS ANY PORCHES, WALKS OR DRIVES.

3'-0"

6'
-0

"

TYPICAL WINDOW 
DESIGNATION

NOTE:
GENERAL REFERENCE FOR
ROUGH OPENING SIZES
ONLY.  CONSULT WITH
WINDOW MANUFACTURER
FOR EXACT WINDOW SIZES
& REQUIREMENTS.

3060 S.H.

OVERHANG DIMENSIONS (O.H.) ARE
FROM SHEATHING U.N.O.

ALL WINDOW SILLS OVER 6'-0" ABOVE EXTERIOR GRADE OR
SURFACE BELOW TO BE MINIMUM 24" ABOVE FINISHED FLOOR
OR HAVE SASH LIMITERS PER CODE REQUIRMENTS

NOTE:
ALL CASEMENT VENTING TO
BE VERIFIED W/ BUILDER/
HOMEOWNER PRIOR TO
ORDERING WINDOWS

NOTE:
WINDOW MANUFACTURER TO VERIFY ALL WINDOW GRID
PATTERNS WITH HOME OWNER.

C 
DE

MI
SIN

G 
WA

LL

3068
EXT. DR.

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

1'-0"

2036
FXD.

12
12

1'-0"

12
12

1'-0"

12
12

1'-0"

12
12

6'-0" 7'-11 1/2" 5'-10 1/2"

1'-6
 1/

2"

ASPHALT
SHINGLES

1 X 6 TRIM

2036
FXD.

1 X 6 FASCIA

HORIZONTAL SIDING

SEE DORMER
DETAIL #1 ON
SHEET A4

4" VINYL TRIM

C 
DE

MI
SIN

G 
WA

LL
L

HORIZONTAL SIDING

C 
DE

MI
SIN

G 
WA

LL
L

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

6"

2030
FXD.

6" 6"

2030
FXD.

6"

6'-0" 7'-11 1/2" 5'-10 1/2"

1'-6
 1/

2"

RAISED METAL SEAM ROOF

ASPHALT
SHINGLES

SEE SHUTTER
DETAIL #1 SHEET A4

HORIZONTAL SIDING

METAL FLASHING

1 X 6 TRIM1 X 6 FASCIA

WINDOW HDR.

BRG. HGT.

BRG. HGT.

WINDOW HDR.

FINISHED FLR.

9'-
1 1

/8
"

8'-
0"

16
 3

/4
"

8'-
1 1

/8
"

6'
-11

 7
/8

"

FIRST FLOOR SLAB

6" 6" 1'-0" 6" 6"

6"6"

6"

6"6"

6"
6" 6"

6"6"

SEE DORMER
DETAIL #2 ON SHEET
A4

3068
EXT. DR.

2650
S.H.

SHAKE SIDING
ASPHALT SHINGLES

ASPHALT
SHINGLES

12
12

12
12

3050 S.H.
(EGRESS)

12
12

3050 S.H.
(EGRESS)

RAISED METAL SEAM ROOF

1 X 6 RAKE

SEE SHUTTER
DETAIL #2 SHEET A4

METAL FLASHING

METAL FLASHING

L

MANUF. STONE

1 X 6 FASCIA

1 X 6 TRIM

SHAKE SIDING

ASPHALT SHI

3068
EXT. DR.

2650
S.H.

ASPHALT SHINGLES

ASPHALT
SHINGLES

12
12

12
12

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

ASPHALT SHINGLES

1 X 6 RAKE

1 X 6 TRIM

METAL FLASHING

3050 S.H.
(EGRESS)

12
12

BOARD $ BATTEN
19.2" O.C.

6"

6" 6"
6"

6"

C 
DE

MI
SIN

G 
L

16'-0" X 7'-0" GARAGE DOOR

SEE SHED ROOF DETAIL
ON SHEET A4

16'-0" X 7'-0" GARAGE DOOR

SEE SHED ROOF
DETAIL ON SHEET A4

16'-0" X 7'-0" GARAGE DOOR

SEE SHED ROOF DETAIL
ON SHEET A4

16'-0" X 7'-0" GARAGE DOOR

ASPHALT SHINGLES

METAL FLASHING

METAL FLASHING

SEE PORCH COLUMN
DETAIL SHEET A4

3068
EXT. DR.

2650
S.H.

NOTE:
DRYWALL STACK
WINDOW

NOTE:
DRYWALL STACK WINDOW NOTE:

DRYWALL STACK WINDOW
NOTE:
DRYWALL STACK WINDOW

6"6" 6"

6"

6" 1'-0" 1'-0" 1'-0" 1'-0" 1'-0"

16'-0" X 7'-0" GARAGE DOOR3068
EXT. DR.

ASPHALT SHINGLES

12
6

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

RAISED METAL SEAM ROOF

12
12

12
12

1836
FXD.

12
6

1 X 6 RAKE

HORIZONTAL
SIDING

1 X 6 TRIM

SEE SHUTTER
DETAIL #1 SHEET A4

1 X 6 TRIM

METAL FLASHING

ASPHALT SH

2650
S.H.

6"

1'-0" 1'-0"

6"

4'-
0"

HORIZONTAL
SIDING

1 X 6 TRIM

METAL FLASH

1 X 6 TRIM

EXPOSED CO

1 X 6 FASCIA1 X 6 TRIM

BOARD $ BATTEN
19.2" O.C.

1 X 6 TRIM

2650
S.H.

HORIZONTAL
SIDING

BOARD $ BATTEN
19.2" O.C.

WINDOW HDR.

BRG. HGT.

BRG. HGT.

WINDOW HDR.

FINISHED FLR.

9'-
1 1

/8
"

8'-
0"

16
 3

/4
"

8'-
1 1

/8
"

6'
-11

 7
/8

"

FIRST FLOOR SLAB

1'-0"

1'-0"

1'-0"

1'-0"

12
7

1'-0"

12
6

12
6

12
6

12
6

12
12

4' VINYL CORNER
EXPOSED CONC

HORIZONTAL
SIDING

4' VINYL CORNER

HORIZONTAL
SIDING

1 X 6 RAKE

1 X 6 RAKE

ASPHALT SHINGLES 6"

METAL FLASHING

1 X TRIM

1 X 6 FASCIA

EXPOSED CONC

SHAKE SIDING

HORIZONTAL
SIDING

1 X 6 RAKE

MANUF. STONE

CONC SLAB

2660
S.H.

2650
S.H.

2636
S.H.

4" VINYL TRIM

4" VINYL TRIM

1 X 6 TRIM

MANUF. STONE

1'-0"

1'-0"

SHAKE SIDING

2660
S.H.

SEE PORCH COLUMN
DETAIL SHEET A4

1 X TRIM

12
6

12
6

12
12

12
12

12
6

3
12

SCALE: 1/2" = 1'-0"

12
7

6-7-21



WINDOW HDR.

BRG. HGT.

BRG. HGT.

WINDOW HDR.

FINISHED FLR.

9'-
1 1

/8
"

8'-
0"

16
 3

/4
"

8'-
1 1

/8
"

7'-
0"

FIRST FLOOR SLAB

1'-0"

1'-0"

1'-0"

1'-0"

12
7

1'-0"

12
6

12
6

12
6

1 X 6 TRIM

2 X 6 RAKE - ALUM.
COVERED

EXPOSED CONC

HORIZONTAL SIDING

4" VINYL TRIM

2 X 6 RAKE - ALUM.
COVERED

HORIZONTAL SIDING

4" VINYL TRIM

4' VINYL CORNER
EXPOSED CONC

HORIZONTAL
SIDING

4' VINYL CORNER

HORIZONTAL
SIDING

2 X 6 RAKE - ALUM.
COVERED

1 X 6 TRIM
BRICK

2 X 6 RAKE - ALUM.
COVERED

3060 S.H.

2650
S.H.

3060 S.H.

2650
S.H.

ELEVATION NOTES
1. ALL ROOF SADDLES TO BE PLYWOOD SHEATHED WITH

ICE & WATER SHIELD AND SHINGLES.

2. PROVIDE ICE & WATER SHIELD MIN. 6'-0" COVERAGE
AT ALL VALLEYS

3. FIREPLACE FLUE TO BE DETERMINED PER
MANUFACTURER'S SPECIFICATION

4. METAL FLASHING AS REQUIRED BY CODE.

5. ROOF & SOFFIT VENTS AS REQUIRED BY CODE.

6. PROVIDE GUTTERS & DOWNSPOUTS FOR DRAINAGE OF
ROOF WATER. DOWNSPOUTS ARE TO BE LOCATED SO
THAT THE DISCHARGE WILL NOT SPILL ON OR FLOW
ACROSS ANY PORCHES, WALKS OR DRIVES.

3'-0"

6'
-0

"

TYPICAL WINDOW 
DESIGNATION

NOTE:
GENERAL REFERENCE FOR
ROUGH OPENING SIZES
ONLY.  CONSULT WITH
WINDOW MANUFACTURER
FOR EXACT WINDOW SIZES
& REQUIREMENTS.

3060 S.H.

OVERHANG DIMENSIONS (O.H.) ARE
FROM SHEATHING U.N.O.

ALL WINDOW SILLS OVER 6'-0" ABOVE EXTERIOR GRADE OR
SURFACE BELOW TO BE MINIMUM 24" ABOVE FINISHED FLOOR
OR HAVE SASH LIMITERS PER CODE REQUIRMENTS

NOTE:
ALL CASEMENT VENTING TO
BE VERIFIED W/ BUILDER/
HOMEOWNER PRIOR TO
ORDERING WINDOWS

NOTE:
WINDOW MANUFACTURER TO VERIFY ALL WINDOW GRID
PATTERNS WITH HOME OWNER.

C 
DE

MI
SIN

G 
WA

LL
L

3050 S.H.
(EGRESS)

3060 S.H.3060 S.H.3060 S.H.6068 SL. GLS.
DR. (TEMP.)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

C 
DE

MI
SIN

G 
WA

LL
L

3050 S.H.
(EGRESS)

3060 S.H.3060 S.H.3060 S.H.6068 SL. GLS.
DR. (TEMP.)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

3060 S.H.3060 S.H.3060 S.H.6068 SL. GLS.
DR. (TEMP.)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

4' VINYL CORNER
EXPOSED CONC

HORIZONTAL
SIDING

4' VINYL CORNER

HORIZONTAL
SIDING

1 X 6 FASCIA

BRICK

ASPHALT SHINGLES

1 X 6 FASCIA

ASPHALT SHINGLES ASPHALT SHINGLES

METAL FLASHING

WINDOW HDR.

BRG. HGT.

BRG. HGT.

WINDOW HDR.

FINISHED FLR.

9'-
1 1

/8
"

8'-
0"

16
 3

/4
"

8'-
1 1

/8
"

7'-
0"

FIRST FLOOR SLAB

6"

6"

6" 6"6"6"

6"

6"

6"

6"

C 
DE
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SIN

G 
WA

LL
L C 
DE

MI
SIN

G 
WA

LL
L

3050 S.H.
(EGRESS)

3060 S.H.3060 S.H.3060 S.H.6068 SL. GLS.
DR. (TEMP.)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

ASPHALT SHINGLES

6" 6"

3050 S.H.
(EGRESS)

3060 S.H.3060 S.H.3060 S.H.6068 SL. GLS.
DR. (TEMP.)

3050 S.H.
(EGRESS)

3050 S.H.
(EGRESS)

ASPHALT SHINGLES

ASPHALT SHINGLES

6" 6"

12
7

12
6

12
7

12
7

12
7

12
6

12
6

12
6

12
6

12
6

12
6

12
6

12
6

12
6

12
6

12
6

12
12

12
12

12
12

12
12

12
12

12
12

12
12

3
12

3
12

12
12

12
6

12
6

12
12

12
12

12
6

12
7

12
6

12
6

12
12

AREA OF ATTIC OVER HEATED SPACE = 5671 SQ. FT.
5671/150 = 37.8 (SQ. FT. REQ'D)
37.8' X 144" = 5444" (SQ. INCH CONVERSION)
RIDGE VENTING:
5444" X 0.45 = 2450" (SQ. INCHES REQ'D)
2450" / 18 = 136' (LINEAR FT. OF RIDGE VENT REQ'D)
EAVE OR CORNICE VENTING:
5444" X 0.55 = 2994" (SQ. INCHES REQ'D)

ATTIC VENTILATION CALCULATIONS:
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SCALE: 1/4" = 1'-0"

3/4" T&G PLYWOOD SHEATHING
GLUED & NAILED TO TRUSSES

16" FLOOR TRUSSES @ 24" O.C.
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9'-
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4"

1'-0"

12
6

SHOWER CLOSET

1'-0"

ENGINEERED ROOF
TRUSSES @ 24" O.C.

16" ENGINEERED
GIRDER TRUSS

(3) 1 3/4" X 16" L.V.L.
(FLUSH) OR 16" ENGINEERED
GIRDER TRUSS

8"

(1) 1 3/4" X 16"
L.V.L. (FLUSH)

SCALE: 1/4" = 1'-0"
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GIRDER TRUSS
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TRUSSES @ 24" O.C.

16" ENGINEERED
GIRDER TRUSS
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GIRDER TRUSS

SINGLE TRUSS

GABLE END TRUSS

(2) 1 3/4" X 11 1/4" L.V.L.

SCALE: 1/4" = 1'-0"
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SCALE: 1/4" = 1'-0"
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9'-
1 1

/8
"

16
 3

/4
"

8'-
1 1

/8
"

18
'-7

 3
/4

"

1'-0"

ENGINEERED ROOF
TRUSSES @ 24" O.C.
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SCALE: 1/4" = 1'-0"
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SCALE: 3/8" = 1'-0"
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12" X 8" P.
CONC. FTG.

12" X 8" P.
CONC. FTG.

12" X 8" P.
CONC. FTG.

12" X 8" P.
CONC. FTG.

12" X 8" P.
CONC. FTG.

MIN. (2) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (2) 2 X 6 STUD BRG.
TURNED SIDEWAYS W/ (1) 2 X 4
EACH END (FROM ABOVE)

3" DIA. SCHEDULE 40 STANDARD STEEL
PIPE COLUMN BRG. DIRECTLY ON FDN.
BELOW. BOLT TO GIRDER TRUSS ABOVE
& FOUNDATION BELOW (FROM ABOVE)

BRG.
WALL
ABOVE

BRG. WALL
ABOVE

3" DIA. SCHEDULE 40 STANDARD
STEEL PIPE COLUMN BRG.
DIRECTLY ON FDN. BELOW. BOLT
TO GIRDER TRUSS ABOVE &
FOUNDATION BELOW (FROM ABOVE)

3" DIA. SCHEDULE 40 STANDARD
STEEL PIPE COLUMN BRG.
DIRECTLY ON FDN. BELOW. BOLT
TO GIRDER TRUSS ABOVE &
FOUNDATION BELOW (FROM ABOVE)

MIN. (5) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (5) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (2) 2 X 6 STUD BRG.
TURNED SIDEWAYS W/ (1) 2 X 4
EACH END (FROM ABOVE)

BRG.
WALL
ABOVE

BRG. WALL
ABOVE

3" DIA. SCHEDULE 40 STANDARD
STEEL PIPE COLUMN BRG.
DIRECTLY ON FDN. BELOW. BOLT
TO GIRDER TRUSS ABOVE &
FOUNDATION BELOW (FROM ABOVE)

MIN. (2) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (2) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (2) 2 X 6 STUD BRG.
TURNED SIDEWAYS W/ (1) 2 X 4
EACH END (FROM ABOVE)

BRG.
WALL
ABOVE

BRG. WALL
ABOVE

MIN. (5) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (5) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (2) 2 X 4
STUD BRG.
(FROM ABOVE)

3" DIA. SCHEDULE 40 STANDARD
STEEL PIPE COLUMN BRG.
DIRECTLY ON FDN. BELOW. BOLT
TO GIRDER TRUSS ABOVE &
FOUNDATION BELOW (FROM ABOVE)

BRG.
WALL
ABOVE

BRG. WALL
ABOVE

3" DIA. SCHEDULE 40 STANDARD
STEEL PIPE COLUMN BRG.
DIRECTLY ON FDN. BELOW. BOLT
TO GIRDER TRUSS ABOVE &
FOUNDATION BELOW (FROM ABOVE)

PROVIDE 'SIMPSON' AB
POST ANCHOR BASE
OR EQUIVALENT (TYP.)

MIN. (2) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (5) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (5) 2 X 4
STUD BRG.
(FROM ABOVE)

MIN. (2) 2 X 4
STUD BRG.
(FROM ABOVE)

STRUCTURAL SHEATHING NOTES:
1. DESIGNED FOR SEISMIC ZONE A-C AND WIND SPEEDS OF 100 M.P.H.

OR LESS
2. WALLS SHALL BE BRACED IN ACCORDANCE WITH SECTION R602.10 OF

THE 2015 MRC CODE
3. BRACING REQUIREMENTS SHALL BE PER TABLE R602.10.1.2(1)

4. EXTERIOR BRACED WALL PANELS (BWP) SHALL BE CONSTRUCTED IN
ACCORDANCE WITH CS-WSP METHOD AS PRESCRIBED IN SECTION
R602.10.4 (U.N.O.)

5. ALL SHEATHABLE SURFACES OF EXTERIOR WALLS (INCLUDING AREAS
ABOVE AND BELOW OPENINGS AND GABLE END WALLS) SHALL BE
CONTINUOUSLY SHEATHED WITH WOOD STRUCTURAL PANEL (WSP)
SHEATHING WITH A MINIMUM THICKNESS OF 3/8".  SHEATHING SHALL BE
SECURED WITH MINIMUM 6d COMMON NAILS SPACED AT 6" O.C. AT
PANEL EDGES AND SPACED AT 12" O.C. AT INTERMEDIATE SUPPORTS

6. LENGTH REQUIREMENTS FOR BRACED WALL PANELS WITH CS-WSP
METHOD SHALL BE IN ACCORDANCE WITH TABLE R602.10.4

PROVIDE 6D COMMON NAILS AT 6" O.C. SPACING AT PANEL EDGES
AND 12" O.C. AT INTERMEDIATE SUPPORTS OR 16 GA. X 1 3/4" STAPLES
AT 3" O.C. SPACING AT PANEL EDGES AND 6" SPACING AT
INTERMEDIATE SUPPORTS.

1

R403.1.6.  WALLS 24" TOTAL LENGTH OR SHORTER CONNECTING OFFSET
BRACED WALL PANELS SHALL BE ANCHORED TO THE FOUNDATION WITH
A MINIMUM OF ONE ANCHOR BOLT LOCATED IN THE CENTER THIRD OF
THE PLATE SECTION AND SHALL BE ATTACHED TO ADJACENT BRACED
WALL PANELS AT CORNERS AS SHOWN IN iTEM 9 OF TABLE R602.3(1)

2

SEE CONTINUOUS PORTAL FRAME PANEL CONSTRUCTION DETAIL (CS-PF)
SHEET GN-2 FOR HEADER / CORNER FRAMING INFORMATION.  HEADER
PROVIDED MUST BE MINIMUM 3" X 11 1/4" SOLID SAWN OR LAMINATED
VENEER LUMBER (L.V.L.)

3

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

BRG. WALL
BRG. WALL ABOVE

POINT LOAD
POINT LOAD FROM ABOVE

STEEL BEAM
WOOD BEAM

BRG. WALL & BRG. WALL ABOVE

GROUT ALL CONCRETE BLOCK
CORES SOLID THAT SUPPORT POINT
LOADS FROM ABOVE (TYPICAL)

TILE FLOOR ABOVE
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STRUCTURAL SHEATHING NOTES:
1. DESIGNED FOR SEISMIC ZONE A-C AND WIND SPEEDS OF 100 M.P.H.

OR LESS
2. WALLS SHALL BE BRACED IN ACCORDANCE WITH SECTION R602.10 OF

THE 2015 MRC CODE
3. BRACING REQUIREMENTS SHALL BE PER TABLE R602.10.1.2(1)

4. EXTERIOR BRACED WALL PANELS (BWP) SHALL BE CONSTRUCTED IN
ACCORDANCE WITH CS-WSP METHOD AS PRESCRIBED IN SECTION
R602.10.4 (U.N.O.)

5. ALL SHEATHABLE SURFACES OF EXTERIOR WALLS (INCLUDING AREAS
ABOVE AND BELOW OPENINGS AND GABLE END WALLS) SHALL BE
CONTINUOUSLY SHEATHED WITH WOOD STRUCTURAL PANEL (WSP)
SHEATHING WITH A MINIMUM THICKNESS OF 3/8".  SHEATHING SHALL BE
SECURED WITH MINIMUM 6d COMMON NAILS SPACED AT 6" O.C. AT
PANEL EDGES AND SPACED AT 12" O.C. AT INTERMEDIATE SUPPORTS

6. LENGTH REQUIREMENTS FOR BRACED WALL PANELS WITH CS-WSP
METHOD SHALL BE IN ACCORDANCE WITH TABLE R602.10.4

PROVIDE 6D COMMON NAILS AT 6" O.C. SPACING AT PANEL EDGES
AND 12" O.C. AT INTERMEDIATE SUPPORTS OR 16 GA. X 1 3/4" STAPLES
AT 3" O.C. SPACING AT PANEL EDGES AND 6" SPACING AT
INTERMEDIATE SUPPORTS.

1

R403.1.6.  WALLS 24" TOTAL LENGTH OR SHORTER CONNECTING OFFSET
BRACED WALL PANELS SHALL BE ANCHORED TO THE FOUNDATION WITH
A MINIMUM OF ONE ANCHOR BOLT LOCATED IN THE CENTER THIRD OF
THE PLATE SECTION AND SHALL BE ATTACHED TO ADJACENT BRACED
WALL PANELS AT CORNERS AS SHOWN IN iTEM 9 OF TABLE R602.3(1)

2

SEE CONTINUOUS PORTAL FRAME PANEL CONSTRUCTION DETAIL (CS-PF)
SHEET GN-2 FOR HEADER / CORNER FRAMING INFORMATION.  HEADER
PROVIDED MUST BE MINIMUM 3" X 11 1/4" SOLID SAWN OR LAMINATED
VENEER LUMBER (L.V.L.)

3

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).
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3

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
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MASTER DEED 
of 

FOREST GATE 
 

(Act 59, Public Acts of 1978) 
as amended 

 
 

 Allegan County Condominium Subdivision Plan No. ______ 
 
  (1) Master Deed establishing Forest Gate, a Condominium Project. 
 
  (2) Exhibit A to Master Deed: Condominium Bylaws of Forest Gate. 
 

(3) Exhibit B to Master Deed: Condominium Subdivision Plan for Forest 
Gate. 

 
(4) Exhibit C to Master Deed: Mortgagee’s Consent to Master Deed 

 
(5) Exhibit D to Master Deed: Affidavit of Mailing as to Notices required by 

Section 71 of the Michigan Condominium Act. 
 

 
 
No interest in real estate is being conveyed by this Master Deed, no revenue stamps are required. 
 
 
 
This instrument drafted by 
and after recording return to: 
 
Steven A. Cook 
2951 Thornhills Ave. SE 
Grand Rapids, MI 49546 
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MASTER DEED 
of 

FOREST GATE 
 

 
(Act 59, Public Acts of 1978) 

as amended 
 
 THIS MASTER DEED is made and executed on this   day of ________, 2022, 
by_________________, LLC, a Michigan limited liability company, of ________________ (the 
"Developer"), upon the terms and conditions set forth below.  
 
 

ARTICLE 1 
ESTABLISHMENT OF CONDOMINIUM 

  
1.1   Project. The Developer is engaged in the development of a residential 

condominium project to be known as Forest Gate (the “Project”), in the City of the Village of 
Douglas, Allegan County, Michigan, on a parcel of land as described in Article 2.1. 

 
1.2   Establishment of Condominium. The Developer desires, by recording this Master 

Deed together with the Condominium Bylaws attached as Exhibit A and the Condominium 
Subdivision Plan attached as Exhibit B to establish the real property described in Article 2.1 (the 
“Property”), together with the improvements located and to be located on such Property, as a 
condominium project (the “Condominium”) under the provisions of the Michigan Condominium 
Act, as amended (the “Act”). The Developer does hereby declare that upon the recording of this 
Master Deed, the Condominium shall be a Project under the Act and the Project shall be held, 
conveyed, encumbered, leased, rented, occupied, improved, or in any other manner used, subject 
to the provisions of the Act and to the covenants, conditions, restrictions, uses, limitations, and 
affirmative obligations contained in this Master Deed, all of which shall be deemed to run with 
the land and to be a burden upon and a benefit to the Developer, its successors and assigns, and 
to any persons who may acquire or own an interest in such real property, their grantees, 
successors, heirs, personal representatives, administrators, and assigns. 

 
1.3 Project Description. The Project is a residential condominium that consists of 88 

Condominium Units (the “Units”). The Condominium Units that may be developed in the 
Project, including the number, boundaries, dimensions, and area of each Unit, are shown on the 
Condominium Subdivision Plan. Each of the Units is capable of individual use by reason of 
having its own entrance from and exit to a Common Element of the Project. 

 
1.4   Co-Owner Rights. Each owner of a Unit (“Co-owner”) in the Project shall have an 

exclusive property right to the Co-owner’s Unit and to the Limited Common Elements that are 
appurtenant to the Co-owner’s Unit, and shall have an undivided right to share with other Co-
owners in the ownership and use of the General Common Elements of the Project as described in 
this Master Deed. 
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ARTICLE 2 
LEGAL DESCRIPTION 

 
2.1 The Land.  The land upon which the Project is situated, and which is submitted to 

Condominium ownership pursuant to the provisions of the Act, is described as follows: 
 

 
 
 

[Insert legal description.] 
 
 
 
 
 
 
 2.2 Other Interests.  The property submitted to condominium ownership by this 
Master Deed is subject to local zoning, building and use ordinances, to easements, restrictions 
and agreements of record, to the rights of the public and of any governmental unit in any part of 
the property taken, used or deeded for street or highway uses. 
 
 

ARTICLE 3 
DEFINITIONS 

 
 3.1 Definitions.  Certain terms used in this Master Deed are defined terms and have 
the meaning given them in the text where they are defined, and the same meaning shall be 
ascribed to the term in various other instruments with regard to the Project such as, by way of 
example and not limitation, the Articles of Incorporation, Association Bylaws and Rules and 
Regulations of the Association, and deeds, mortgages, liens, land contracts, easements and other 
instruments affecting the establishment of, or transfer of, interests in the Project.  As used in such 
documents, unless the context otherwise requires: 
 

 a. "Act" or "Condominium Act" means the Michigan Condominium Act, 
being Act 59 of the Public Acts of 1978, as amended. 
 
 b. "Arbitration Association" means the American Arbitration Association or 
its successor. 
 
 c. "Association of Co-owners" or "Association" means Forest Gate 
Condominium Association, the Michigan non-profit corporation of which all Co-owners 
shall be members, which shall administer, operate, manage and maintain the Project. 

 
 d. "Association Bylaws" means the corporate bylaws of the Association. 
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 e.  “City” means the City of Douglas or the City of the Village of Douglas in 
Allegan County, Michigan, or its successors. When approval or other action of the City is 
required by the Condominium Documents, the approval or action shall be by the 
governing body of the City or by a committee, commission or person designated by the 
governing body. 
 
 f. “Common Elements,” where used without modification, means the 
portions of the Project other than the Condominium Units, including all General and 
Limited Common Elements described in Article 4 of this Master Deed. 

 
 g. "Condominium Bylaws" means Exhibit A to this Master Deed, which are 
the Bylaws setting forth the substantive rights and obligations of the Co-owners with 
respect to the Project. 

 
 h. "Condominium Documents" means and includes this Master Deed and all 
of its exhibits, the Articles of Incorporation and Bylaws of the Association, the Rules and 
Regulations of the Association and any other instrument referred to in this Master Deed 
which affects the rights and obligations of a Co-owner in the Condominium. 
 

i.  “Condominium property” means the land described in Article 2, as the 
same may be amended, together with all structures, improvements, easements, rights, and 
appurtenances located on or belonging to such property. 

 
 j. "Condominium Subdivision Plan”, or "Subdivision Plan" means Exhibit B 
to this Master Deed, which is the set of the site, survey, floor plans, and other drawings 
depicting the real property and existing and proposed improvements to be included in the 
Project.  

 
 k. "Condominium Unit" or "Unit" means that portion of the Project which is 
designed and intended for separate ownership and use by a Co-owner, as described in this 
Master Deed. 

 
 l. "Co-owner" means the person, firm, corporation, partnership, association, 
trust or other legal entity or any combination of persons or entities who or which owns a 
Condominium Unit in the Project, including the vendee of any executory land contract of 
purchase if the land contract does not expressly designate otherwise. The term "Owner," 
wherever used, shall be synonymous with the term "Co-owner." 

 
 m. "Developer" means ____________________, LLC, a Michigan limited 
liability company, which has made and executed this Master Deed, and its successors and 
assigns.  Both "successors" and "assigns" shall always be deemed to be included within 
the term "Developer" whenever, however, and wherever such term is used in the 
Condominium Documents. 

 
n. "Development and Sales Period", for purposes of the Condominium 

Documents and the rights reserved by the Developer and its successors, shall be deemed 
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to continue for as long as the Developer or its successors continue to own and offer for 
sale any Unit in the Project that has not been previously conveyed or leased. 

 
 o.  "General Common Elements" means those Common Elements of the 
Project described in Article 4.1 of this Master Deed which are for the use and enjoyment 
of all Co-owners of the Project. 
 
 o. "Limited Common Elements" means those Common Elements of the 
Project described in Article 4.2 of this Master Deed which are reserved for the exclusive 
use of the Co-owner(s) of a specified Unit or Units. 

 
 p. "Master Deed" means this document, together with the exhibits attached to 
it and all amendments to this document which may be adopted in the future. 

 
 q. "Percentage of Value" means the percentage assigned to each Unit by this 
Master Deed, which is determinative of the value of a Co-owner's vote at meetings of the 
Association when voting by value or by number and value, and the proportionate share of 
each Co-owner's undivided interest in the Common Elements of the Project. 

 
 r. "Project" or "Condominium" means Forest Gate, a residential 
condominium development established in conformity with the provisions of the Act. 

 
 t. "Transitional Control Date" means the date on which a Board of Directors 
for the Association takes office pursuant to an election in which the votes that may be 
cast by eligible Co-owners unaffiliated with the Developer exceed the votes which may 
be cast by the Developer. 

 
 3.2 Gender and Number.  Whenever any reference is made to one gender, it will be 
assumed to include any and all genders where such reference is appropriate; similarly, whenever 
a reference is made to the singular, the reference shall be assumed to include the plural where 
such reference is appropriate. 
 
 

ARTICLE 4 
COMMON ELEMENTS 

 
 4.1 General Common Elements. The General Common Elements are: 
 

a. Real Estate. The Property described in Article 2.1 of this Master Deed, 
including easement interests benefiting the Condominium including, but not limited to, 
interests for ingress, egress, and utility installation and other purposes, over, across, and 
through non-Condominium properties, but excluding individual Units in the Project and 
the real estate designated as Limited Common Elements.  
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b. Landscape Improvements. The lawns, trees, shrubs and other landscape 
improvements, including any block, boulder, concrete or wood retaining walls, located 
within the Common Elements of the Project. 

 
c. Access Paths. The private roadways and trails, if any, of the Project, and 

any sidewalks which do not lead to specific Unit(s), all traffic signs, gates, fencing and 
other equipment used in association with such access paths. 

 
d. Wiring Networks. Except as provided in Section 4.2(a), the electrical, 

telephone, cable television, internet access systems and other telecommunications and 
service wiring networks throughout the Common Elements of the Project, including those 
transmission lines contained within common walls, floors and ceilings, but not including 
electrical fixtures, plugs and switches within any Unit. 
 

e. Gas. The natural gas distribution system, if any, throughout the Common 
Elements of the Project, including those distribution lines contained within the common 
walls, floors and ceilings, but not including any gas fixtures or appliances within any 
Unit. 

 
 f. Stormwater Drainage System. The stormwater drainage system throughout 
the Common Elements of the Project, including drainage ditches, culverts, pipes, 
stormwater detention ponds or retaining basins and any sump pump installed by the 
Developer within the basement of any Unit.  

  
 g. Entry Improvements. The entry signage and other improvements, if any, 
located at or near the entry or entries to the Project. 

 
h. Recreational Areas. The recreational areas, if any, designated on the 

Condominium Subdivision Plan for common use and any equipment or structures 
associated with the recreational areas. 

 
i. Water. The underground sprinkling system, including wells, pumps and/or 

treatment systems, if any, and any water distribution system throughout the Common 
Elements of the Project, including those distribution lines contained within common 
walls, floors and ceilings, but not including plumbing fixtures within any Unit. 

 
j. Sanitary Sewer. Any sanitary sewer system throughout the Common 

Elements of the Project, including those service lines contained within common walls, 
floors and ceilings, but excluding any parts of the system owned by any governmental 
entity or public authority. 

 
k. Building Elements. The foundations, roofs, perimeter walls, unit dividing 

walls and ceilings (including the drywall portion of the wall or ceiling, but not including 
the finished surface of the drywall, which is a Limited Common Element) as shown on 
Exhibit B (including chimneys), and floors (including the subfloor portion of the floor, 
but not including the finished surface of the floor, which is a Limited Common Element). 
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l. Common Spaces. The common attic spaces, and the portions of any 

garage, other building or parking area not otherwise designated as a Unit or Limited 
Common Element on the Condominium Subdivision Plan.  

 
m. Common Lighting. Any system of lighting intended to illuminate the 

common access paths for the Project, but excluding any lighting designated as a Limited 
Common Element.  
 

n. Privacy Walls.  The block, brick, wood and/or stucco privacy walls, if any, 
in the project. 

  
o.  Four Season Porches.  The foundations or pads, perimeter walls 

(excluding doors), ceilings and floors of any four season porch. 
 

p. Miscellaneous. All other Common Elements of the Project which are not 
designated as Limited Common Elements and which are not enclosed within the 
boundaries of a Unit, and which are intended for common use or are necessary to the 
existence, upkeep, or safety of the Project. 

 
q. Ownership of utility and telecommunication systems. Some or all of the 

utility systems and/or cable television lines (including mains and services leads) and/or 
equipment may be owned by a governmental entity, public authority or utility or cable 
television company that is providing the pertinent service.  Accordingly, such utility 
and/or cable television lines, systems and equipment shall be General Common Elements 
only to the extent of the Co-owners’ or the Association’s interest, if any, in them, and 
Developer makes no warranty whatsoever with respect to the nature or extent of such 
interest. 

 
 4.2 Limited Common Elements. The Limited Common Elements are: 
 

 a. Cable and Utility Service Lines. The pipes, ducts, wiring, cable, and 
conduits supplying service for electricity, gas, water, sewage, telephone, television 
internet access systems and/or other utility or telecommunication services located within 
a Condominium Unit and supplying service to that Unit alone. 

 
 b. Porches and Decks. Each porch and/or deck appurtenant to a Unit and the 
exterior hardware of each unit.  

 
 c. Driveways and Sidewalks. The driveway leading to the garage and the  
sidewalk leading to the porch, which are appurtenant to the Unit(s) which they service, 
and any parking areas which may be designated for use by fewer than all of the Co-
owners. 

 
 d. Delivery Boxes. The mail and/or newspaper box located on a Unit or 
permitted by the Association on the General Common Elements to serve the Unit. 
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 e. Heating and Cooling Appliances. The fireplace combustion chamber and 
flue, and the separate furnace, water heater, humidifier, air conditioner and/or compressor 
and all related equipment located within or adjacent to a Unit or cluster of Units and 
serving only that Unit or cluster of Units. 

 
f. Exterior Windows, Sliders, Doors and Screens. The garage door, the 

automatic garage door opening mechanism, and the windows, sliders, doors, and screens 
located within or adjacent to any Unit exterior wall. 

 
 g. Garage Interiors. Garage interior spaces, and the interior surfaces of 
garage walls, ceilings and floors.   

 
 h. Interior Unit Surfaces. The interior surfaces of perimeter walls, ceilings 
and floors located within a Condominium Unit.  
 

i. Courtyard or Garden Area. Any courtyard or garden area which may be 
designated as Limited Common Elements in the Condominium Subdivision Plan. 

 
 j. Exterior Light Fixture. The light fixtures attached to the exterior of each 
Unit. 

 
 k. Miscellaneous. Any other improvement designated as a Limited Common 
Element appurtenant to a particular Unit or Units on the Condominium Subdivision Plan 
or in any future amendment to the Master Deed. 
 

 If no specific assignment of one or more of the Limited Common Elements described in 
this Article has been made in the Condominium Subdivision Plan, the Developer (during the 
Development Period) and the Association (after the Development Period has expired) reserve the 
right to designate each such space or improvement as a Limited Common Element appurtenant to 
a particular Unit or Units by subsequent amendment or amendments to this Master Deed. 
 
 4.3 Co-owner Maintenance Responsibilities. The responsibility for the cost of 
cleaning, maintenance, decoration, repair, and replacement of a Unit, and all improvements 
located within the Unit (including cabinetry, appliances and fixtures) shall be the responsibility 
of the Co-owner of the Unit. The responsibility for the cost of cleaning, maintenance, decoration, 
repair, and replacement of the Limited Common Elements appurtenant to a Unit shall be the 
responsibility of the Co-owner of the Unit which is served thereby (except as noted in Article 4.4 
below), and includes the following: 
 

 a. Utility Service Lines. Each Co-owner shall be responsible for the cost of 
maintenance, repair and replacement of the cable and utility service lines appurtenant to 
the Co-owners Unit.      
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b. Heating and Cooling Appliances. Each Co-owner shall be responsible for 
the cost of maintenance, repair and replacement of the individual heating and cooling 
unit, and all related equipment, appurtenant to the Co-owners Unit. 

 
c. Exterior Windows, Sliders, Doors and Screens. Each Co-owner shall be 

responsible for the cost of maintenance, repair and replacement of the exterior windows, 
sliders, doors, screens, garage door, and garage door opening mechanism appurtenant to 
the Co-owners Unit. The materials and colors of garage doors must be approved in 
advance by the Developer (or by the Association following the Development Period). No 
changes in design, materials, or color of doors, windows, glass or screens may be made 
without the prior written approval of the Developer (or of the Association following the 
Development Period). 

  
d.       Garage Interiors. Each Co-owner shall be responsible for the cost of  

maintenance, repair and replacement of the garage interiors. 
 
e. Exterior Building Lighting. Each Co-owner shall be responsible for the 

maintenance of the exterior building lighting attached to the Co-owners Unit. The size 
and nature of light bulbs for the exterior building lighting fixtures shall be determined by 
the Association in its discretion. No Co-owner shall modify or change exterior building 
lighting fixtures in any way, and no Co-owner shall cause the electricity flow for 
operation of the lighting fixtures to be interrupted at any time; however, each Co-owner 
shall replace burned out light bulbs with light bulbs of the same kind and character.  
 
 f. Utility Costs. Each Co-owner shall be responsible for the cost of utilities 
serving the Co-owner’s Unit and appurtenant common elements, except that the 
Association shall be responsible for the cost of trash removal service and municipal water 
service to the Project, the cost of which shall be borne by individual Co-owners as part of 
monthly assessments. 

 
g. Association Oversight. The appearance of the decks, porches, driveways, 

and Unit walkways shall at all times be subject to the approval of the Association. In the 
event that the cleaning and decoration of such common elements by the responsible Co-
owner does not conform to reasonable aesthetic and maintenance standards established 
by the Association, the Association will have the right to take such action as may be 
necessary to bring such common elements up to required standards and to charge all costs 
incurred to the Co-owner responsible for cleaning, repair, and maintenance. 

 
 4.4  Association Maintenance Responsibilities. The Association’s responsibilities for 
the maintenance, repair and replacement of the Common Elements will be as follows: 
 

a.  General Common Elements. The Association, by its Board of Directors, 
shall be responsible for the maintenance, repair and replacement of the General Common 
Elements and those Limited Common Elements as described in Article 4.4 (b). The cost 
of maintenance, repair and replacement of all the General Common Elements, and any 
Limited Common Elements for which the Association is responsible, shall be borne by 
the Association and assessed to the Co-owners as set forth in the Bylaws, except to the 
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extent of repair or replacement of a Common Element due to the act or neglect of a Co-
owner or a Co-owner’s agent, invitee, family member or pet. 

 
b. Other Common Elements. The Association’s responsibility for the  

  maintenance, repair and replacement of other Common Elements will be as follows: 
 

(1). Driveways and Walkways. The Association shall be responsible 
for the cost of maintenance, repair and replacement of the driveway and walkway 
appurtenant to the Co-owners Unit. The Association shall also be responsible for 
contracting for snow removal of accumulations of two inches or greater from the private 
roadways and from the driveways (except for the two feet closest to the garage, which 
shall be the responsibility of the Co-owner of the Unit to which the driveway is 
appurtenant) of each Unit. 

 
(2). Patios, Porches and Decks. The Association shall be responsible for 

the cost of maintenance, repair and replacement of any porch, patio and/or deck 
appurtenant to the Co-owners Unit. The Association shall also determine how often, and 
in what manner, the deck is cleaned and stained, and the Association shall contract with a 
service provider for the periodic cleaning and staining of decks within the Project. 

 
(3). Trash removal and water service. The Association shall be responsible 

for providing trash removal service and municipal water service for all of the Units in the 
Project. 

 
(4). Delivery boxes. The Association shall responsible for the 

cost of maintenance, repair and replacement of each Unit’s delivery box. 
    

 c. Co-owner Neglect. Notwithstanding any provision in this Article 4.4 to the 
contrary, to the extent that cleaning, repair or replacement of any Common Element is 
needed due to the act or neglect of a Co-owner or his or her agent, invitee, family 
member or pet, such Co-owner shall be liable for such costs. 
 

 4.5 Power of Attorney.  By acceptance of a deed, mortgage, land contract or other  
instrument of conveyance or encumbrance, all Co-owners, mortgagees and other interested 
parties shall be deemed to have appointed the Developer (during the Development Period) and/or 
the Association (after the Development Period has expired) as their agent and attorney, to act in 
connection with all matters concerning the Common Elements and their respective interests in 
the Common Elements. Without limiting the generality of this appointment, the Developer (or 
Association) will have full power and authority to grant easements over, to sever or lease mineral 
interests in, and/or to convey title to, the land and/or improvements constituting the General 
Common Elements or any part of them, to dedicate as public streets any part of the General 
Common Elements, to amend the Condominium Documents for the purpose of assigning or 
reassigning the Limited Common Elements and in general to execute all documents and to do all 
things necessary or convenient to the exercise of such powers. 
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 4.6 Assignment and Reassignment. A Limited Common Element may be assigned 
and reassigned, upon notice to any affected mortgagee, by written application to the Board of 
Directors by all Co-owners whose interest will be directly affected by the (re)assignment.  Upon 
receipt of such application, the Association shall promptly prepare or cause to be prepared and 
executed an amendment to this Master Deed (re)assigning all rights and obligations with respect 
to the Limited Common Elements involved, and shall deliver such amendment to the Co-owners 
of the Units affected upon payment by them of all reasonable costs for the preparation and 
recording of the amendment.  
 
 4.7 Separability. Except as provided in this Master Deed, Condominium Units shall 
not be separable from their appurtenant Common Elements and neither a Unit nor a Common 
Element shall be used in any manner inconsistent with the purposes of the Project or in any other 
way which will interfere with, or impair the rights of, any other Co-owner in the use and 
enjoyment of the Co-owner’s Unit or appurtenant Common Elements. 
 

ARTICLE 5 
DESCRIPTION AND PERCENTAGE OF VALUE 

 
 5.1 Description of Units. A complete description of each Condominium Unit in the 
Project, with elevations referenced to an official benchmark of the United States Geological 
Survey, is set forth in the Condominium Subdivision Plan as prepared by the Project’s consulting 
engineers and surveyors. Each Unit shall include the airspace located within Unit boundaries 
from the interior surfaces of the walls, ceilings and subfloors, as shown on Exhibit B and 
delineated with heavy outlines (but not including any Common Element that may be located 
within that description). 
 
 5.2 Percentage of Value. The total percentage of value of the Project is 100, and the 
percentage of such value assigned to each of the Condominium Units of the Project shall be 
equal.  The determination that Percentages of Value for all Units shall be equal was made after 
reviewing the comparative characteristics of each Unit and the allocable expenses of 
maintenance for each Unit and concluding that there are no material differences among them 
insofar as the allocation of Percentages of Value is concerned. Except as otherwise provided in 
this Master Deed, such Percentages of Value shall be changed only in the manner provided by 
Article 9 expressed in an amendment to the Master Deed, duly executed and recorded. 
 
 5.3 Unit Modification. The number, style, size and/or location of Units or of any 
Limited Common Element may be modified from time to time, in Developer's sole discretion, by 
amendment effected solely by the Developer without the consent of any Co-owner, mortgagee or 
other person, so long as such modifications do not unreasonably impair or diminish the 
appearance of the Project or the view, privacy or other significant attribute or amenity of any 
Unit which adjoins or is proximate to the modified Unit or Limited Common Element; provided, 
that no Unit which has been sold or is subject to a binding Purchase Agreement shall be modified 
without the consent of the Co-owner or purchaser and the mortgagee of such Unit. The 
Developer’s (and, with the prior written approval of the Developer prior to the Transitional 
Control Date and of the Association thereafter, a Co-owner’s) enclosing a Limited Common 
Element deck or patio or otherwise creating a four season porch as part of a Unit shall not be 
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deemed to be a modification which unreasonably impairs or diminishes the appearance of the 
Project or the view, privacy or other significant attribute or amenity of any other Unit. The 
Developer may also, in connection with any such amendment, readjust Percentages of Value for 
all Units in a manner which gives reasonable recognition to such modifications based upon the 
method of original determination of Percentage of Value for the Project. All Co-owners, 
mortgagees of Units and other persons interested or to become interested in the Project from time 
to time shall be deemed to have unanimously consented to such amendments and to have granted 
a power of attorney to the Developer for such purpose which is similar in nature and effect to the 
power of attorney described in Article 4.5 of this Master Deed.   
 
 

ARTICLE 6  
EXPANDABILITY OF CONDOMINIUM 

 
 The project is not an expandable project under Section 32 of the Michigan Condominium 
Act. 
 

  
 
 

ARTICLE 7 
CONTRACTION 

 
 7.1 Contraction. 
 
 a. Withdraw of Units. The number of Units in the Project may, at the option 
of the Developer from time to time within a period ending not later than six years after 
the recording of the Master Deed, be decreased by the withdrawal of all or any portion of 
the lands described in Article 2.1; provided that no Unit that has been sold or that is the 
subject of a binding purchase agreement may be withdrawn without the consent of the 
Co-owner, purchaser and/or mortgagee of such Unit. Other than as provided in this 
Article, there are no restrictions or limitations on the right of the Developer to withdraw 
lands from the Project or as to the portion or portions of land that may be withdrawn; 
provided, however, that the lands remaining will not be reduced to less than necessary to 
accommodate the remaining Units in the Project with reasonable access and utility 
service to such Units. 
 
 b. Addition after Contraction. Developer reserves the right, subsequent to 
such withdrawal, but prior to six (6) years from the date of recording of this Master Deed, 
to expand the reduced Project to include all or any portion of the land which had been 
earlier withdrawn. 
 
 c. Contraction Not Mandatory. There is no obligation on the part of the 
Developer to contract the Condominium Project nor is there any obligation to add or 
withdraw portions of the Project in any particular order nor to construct particular 
improvements on any withdrawn lands. The Developer may, in its discretion, establish all 
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or a portion of the lands withdrawn from the Project as a separate condominium project 
(or projects) or as any other form of development. Any development on the withdrawn 
lands will, however, not be materially detrimental to the Project.  
 
 e.  Access and Use of Withdrawn Property. At the option of the Developer, 
any undeveloped portions of the project that have been withdrawn under the provisions 
this Article shall be granted easements for access and utility installation over, across, and 
through the remaining project, subject to the payment of a pro rata share of the cost of 
maintaining such easements based upon the number of Units developed on the withdrawn 
lands to the number of Units developed in the remaining project. Removed lands shall be 
developed in a manner that is not detrimental to, or inconsistent with, the character of the 
remaining project. 

 
 7.2 Conversion. Developer reserves the right, on behalf of itself, and the Association 
after the Development Period, to convert any General Common Element into a Limited Common 
Element appurtenant to one or more Units for the purposes of facilitating the installation, 
replacement, operation, repair and maintenance of a sidewalk, or a private drive access to a 
roadway of the Project, or to facilitate the construction of an auxiliary building or swimming 
pool or other amenity. All exercises of the conversion rights described in this Article shall be 
reflected by an appropriate amendment(s) to the Master Deed. In connection with exercise of 
such reserved rights, the Developer or the Association, as the case may be, shall have the right 
with the consent of the affected Co-owner, to relocate the boundaries of a Unit and to convert 
any Unit or Limited Common Element area into a General Common Element. 
 
 7.3 Amendments to the Master Deed. Any contraction, withdrawal or conversion of 
the Project by the Developer will be given effect by an appropriate amendment(s) to the Master 
Deed, which amendment(s) will not require the consent or approval of any co-owner, mortgagee 
or other interested person. Such Amendments(s) shall be prepared by and at the sole discretion of 
the Developer, and may adjust the percentages of value assigned by Article 5.2 in order to 
preserve a total value of 100% for the entire Project. The precise determination of the re-
adjustments in percentages of value, if any, will be made in the sole judgment of the Developer. 
 
 7.4 Additional Provisions. Any amendment or amendments to the Master Deed made 
by the Developer to contract or convert as set forth in this Article may also contain such 
provisions as the Developer may determine necessary or desirable including, but not limited to, 
provisions: (i) to create easements burdening or benefiting any portion of the Project affected by 
the amendment(s); and (ii) to create or change restrictions or other terms and provisions, 
including designations and definition of Common Elements, affecting any portion of the Project 
affected by the amendment(s), as reasonably necessary in the Developer’s judgment to enhance 
the value or desirability of the Project. 

 
 

ARTICLE 8 
EASEMENTS 

 
8.1 Easements. The easements shown on the Condominium Subdivision Plan shall 
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benefit and burden the Condominium Units and Common Elements as shown on Exhibit B, and 
shall be maintained by the Association unless otherwise provided in the Condominium 
Documents. 

 
8.2 Easements for Support, Maintenance, and Repair. Every portion of a 

Condominium Unit that contributes to the structural support of a building not entirely within the 
Unit shall be burdened with an easement of structural support for the benefit of the Common 
Elements within the building. In the event that any portion of a Unit or Common Element 
encroaches upon another Unit or Common Element due to the shifting, settling, or moving of a 
building, or due to survey errors or construction deviations, reciprocal easements shall exist for 
the maintenance of the encroachment for so long as the encroachment exists, and for the 
maintenance of the encroachment after rebuilding in the event of destruction. There shall also be 
permanent easements in favor of the Association (and/or the Developer during the Development 
and Sales Period) for the maintenance and repair of Common Elements in the Project, as it may 
be expanded or converted, for which the Association (or Developer) may from time to time be 
responsible or for which it is permitted to and elects to assume responsibility, and there shall be 
easements to, through, and over those portions of the land, structures, buildings, improvements, 
and walls (including interior Unit walls) as may be reasonable for the installation, maintenance, 
and repair of all utility services furnished to the Project. Public utilities shall have access to the 
Common Elements in the Project, as it may be expanded or converted, and to the Units at such 
times as may be reasonable for the installation, repair, or maintenance of such services, and any 
costs incurred in the opening or repairing of any building, wall, or other improvement to install, 
repair, or maintain utility services shall be an expense of administration assessed against all Co-
owners in accordance with the Condominium Bylaws. 

 
 8.3 Emergency, Mail and Delivery Access. There shall exist for the benefit of the local 
municipality, any emergency service agency, the United States Postal Service, package and 
document delivery services and other persons and entities invited to a Unit by a Co-owner for a 
legitimate purpose, an easement over all roads in the Project and other areas, if any, designated on 
the Subdivision Plan for such specific use. This easement shall be for purposes of ingress and 
egress to provide, without limitation, fire and police protection, ambulance and rescue services and 
other lawful governmental and privates services to the Condominium Project and the Co-owners.  

 
8.4 Easements Reserved by Developer. Until the initial sale of all Units that may be 

created under the provisions of this Master Deed or of any other project developed by the 
Developer or its successors on the property has been completed, the Developer reserves 
nonexclusive easements that may be used at any time or times for the benefit of itself, its 
successors, and assigns: 

 
a. to use, improve, and/or extend all roadways, drives, and walkways in the 

Condominium for the purpose of ingress and egress to and from any Unit or real property 
owned by it; and 

 
b. to use, tap, tie into, extend, and/or enlarge all utility lines and mains, public and 

private, located on the land described in Article 2.1. 
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The easements described in this section are subject to payment by the owners of a 
proportionate share (based on the total number of residences using the easements) of the cost of 
maintenance and repair of the improvements constructed in such easements. 
 
To the extent that the Easements establish rights and duties with regard to the Project, the 
Association shall be responsible for the costs and expenses allocated under the Easements. To 
the extent that any decisions are required to be made or any actions are to be undertaken under 
any of the Easements, the Developer shall be responsible for those decisions and actions during 
the Development and Sales Period, and following the expiration of that period, the Association 
shall be responsible for those decisions and actions. 
 
 

ARTICLE 9 
AMENDMENT TERMINATION AND WITHDRAWAL  

 
 9.1  Pre-Conveyance. If there is no Co-Co-owner other than the Developer, the 
Developer may unilaterally amend the Master Deed (including Exhibits A and B) or, with the 
consent of any interested mortgagee, unilaterally terminate the Project.  All documents reflecting 
such amendment or termination shall be recorded in the office of the Allegan County Register of 
Deeds. 
 
 9.2  Post-Conveyance. If there is a Co-Co-owner other than the Developer, the Master 
Deed may be amended for a proper purpose only as follows: 
 

 a. Non-Material Changes. The amendment may be made and recorded by the 
Developer or the Association without the consent of any Co-Co-owner or mortgagee if 
the amendment does not materially alter or change the rights of any Co-Co-owner or 
mortgagee.  An amendment which does not materially change the rights of a Co-Co-
owner or mortgagee includes, without limitation: (i) amendments to modify the types and 
sizes of unsold Condominium Units and their appurtenant Limited Common Elements; 
(ii) amendments correcting survey or other errors in the Condominium Documents; (iii) 
amendments for the purpose of facilitating conventional mortgage loan financing for 
existing or prospective Co-owner, and enabling the purchase of such mortgage loans by 
the Federal Home Loan Mortgage Corporation, the Federal National Mortgage 
Association, the Government National Mortgage Association and/or any other agency of 
the federal government or the State of Michigan; (iv) amendments to clarify or explain 
the provisions of the Master Deed or any other Condominium Document; and (v) with 
respect to any mortgagee, any other amendments which, in the written opinion of a 
licensed real estate appraiser, do not detrimentally change the value of any affected Unit. 
 
 b.  Material changes. An amendment may be made, even if it will materially 
alter or change the rights of the Co-owner or mortgagees, with the consent of not less 
than two-thirds of the Co-owner and mortgagees (if required by law); provided, that a 
Co-Co-owner’s Unit dimensions or Limited Common Elements may not be modified 
without that Co-Co-owner’s consent, nor may the formula used to determine Percentages 
of Value for the Project or provisions relating to the ability or terms under which a Unit 
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may be rented be modified without the consent of the Developer and each affected Co-
Co-owner. Rights reserved by the Developer, including without limitation rights to 
amend for purposes of contraction and/or modification of Units, shall not be amended 
without the written consent of the Developer so long as the Developer or its successors 
continue to own and to offer for sale any Unit in the Project. 
 
 c.  Compliance with the law. Amendments may be made by the Developer 
without the consent of Co-owner and mortgagees, even if the amendment will materially 
alter or change the rights of Co-owner and mortgagees, to achieve compliance with the 
Act or rules, interpretations, or orders adopted by the administrator or by the courts 
pursuant to the Act or with other federal, state, or local laws, ordinances, or regulations 
affecting the Project. 
 

d.  Reserved Developer rights. A material amendment may also be made 
unilaterally by the Developer without the consent of any Co-Co-owner or mortgagee for 
the specific purpose(s) reserved by the Developer in this Master Deed. During the 
Development and Sales Period, this Master Deed and Exhibits A and B shall not be 
amended nor shall provisions be modified in any way without the written consent of the 
Developer, its successors, or assigns. 
 

e.  Costs of amendments. A person causing or requesting an amendment to 
the Condominium Documents shall be responsible for costs and expenses of the 
amendment, except for amendments based upon a vote of the Co-owners, the costs of 
which are expenses of administration. The Co-owner shall be notified of proposed 
amendments under this Article not less than 10 days before the amendment is recorded. 
 

 9.3  Project Termination.  If there is a Co-Co-owner other than the Developer, the 
Project may be terminated only with written consent of the Developer and not less than 80% of 
the Co-owners and mortgagees, as follows: 
 

 a. Termination Agreement.  Agreement of the required number of Co-owner 
and mortgagees to termination of the Project shall be evidenced by their execution of a 
termination agreement or by written ratification of the termination agreement, and the 
termination shall become effective only when the agreement is so evidenced of record. 
 
 b. Real Property Co-ownership. Upon recordation of an instrument 
terminating the Project, the property constituting the Common Elements of the Project 
shall be owned by the Co-owner as tenants in common in proportion to their respective 
undivided interests in the Common Elements immediately before recordation.  As long as 
the tenancy in common lasts, each Co-Co-owner or the heirs, successors, or assigns of the 
Co-Co-owner shall have an exclusive right of occupancy of that portion of the property, 
which formerly constituted his or her Condominium Unit. 
 
 c. Association Assets. Upon recordation of an instrument terminating the 
Project, any rights the Co-owner may have to the assets of the Association shall be in 
proportion to their respective undivided interests in the Common Elements immediately 
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before recordation, except that common profits shall be distributed in accordance with the 
Condominium Documents and the Act. 
 
 d. Notice of Interested Parties. Notification of termination by first class mail 
shall be made to all parties interested in the Project, including escrow agents, land 
contract vendors, creditors, lienholders, and prospective purchasers who deposited funds.  
Proof of dissolution must be submitted to the Michigan Department of Consumer and 
Industry Services or its successor. 

 
9.4  Withdrawal of Property. 
 

 a. Withdrawal by Developer. Notwithstanding anything in this Master Deed 
to the contrary, if Developer has not completed development and construction of Units or 
Improvements in the Project that are identified as “need not be built” during a period 
ending 10 years after the date of commencement of construction by Developer of the 
Project, Developer has the right to withdraw from the Project all undeveloped portions of 
the Project not identified as “must be built” without the prior consent of any Co-owners, 
mortgagees of Units in the Project, or any other person having an interest in the Project. 
If this Master Deed contains provisions permitting the expansion, contraction, or rights of 
convertibility of Units or Common Elements in the Project, the time period is the greater 
of (i) the 10-year period set forth above or (ii) 6 years after the date Developer exercised 
its rights regarding either expansion, contraction, or rights of convertibility, whichever 
right was exercised last. The undeveloped portions of the Project withdrawn shall also 
automatically be granted easements for utility and access purposes through the Project for 
the benefit of the undeveloped portions of the Project, subject to the payment of a 
reasonable pro rata share of the costs of maintaining the easements. 
 
 b. Withdrawal by Association. If Developer does not withdraw the 
undeveloped portions of the Project from the Project or convert the undeveloped portions 
of the Project to “must be built” before the time periods set forth in section 10.4(a) 
expire, the Association, by an affirmative two-thirds majority vote of Co-owners in good 
standing, may declare that the undeveloped land shall revert to the general common 
elements and all rights to construct Units on the undeveloped land shall cease. When such 
a declaration is made, the Association shall provide written notice of the declaration to 
Developer or its successor by first-class mail at its last known address. Within 60 days 
after receipt of the notice, Developer or its successor may withdraw the undeveloped land 
or convert the undeveloped condominium units to “must be built.” However, if the 
undeveloped land is not withdrawn or the undeveloped condominium units are not 
converted within 60 days, the Association may file the notice of the declaration with the 
register of deeds. The declaration takes effect on recording by the register of deeds. The 
Association shall also file notice of the declaration with the local supervisor or assessing 
officer. 
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ARTICLE 10 
ASSIGNMENT OF DEVELOPER RIGHTS 

 
 10.1 Right to Assign. Any or all of the rights and powers granted to or reserved by the 
Developer in the Condominium Documents or by law, including without limitation the power to 
approve or to disapprove any act, use or proposed action, may be assigned by the Developer to 
any other entity or person, including the Association. Any such assignment or transfer shall be 
made by appropriate instrument in writing, and shall be duly recorded in the office of the 
Allegan County Register of Deeds. 
 
 

ARTICLE 11 
Convertible Areas 

 
The Condominium is established with convertible areas in accordance with the provisions 

of this Article and the Act: 
 

11.1 Designation of Convertible Areas.  All present and future Common Elements 
and Units, whether or not so designated on the Condominium Subdivision Plan, are designated as 
Convertible Areas and the land area within which Units and Common Elements may be added, 
removed, expanded and modified and within which Limited Common Elements may be created 
as provided in this Article.  The Developer reserves the right, but not the obligation, to convert 
all or any portion of the Convertible Areas.  The maximum number of Units that may be created 
in the Project as it may be expanded or converted is 90 Units.  All Units shall be used for 
residential purposes.  All structures and improvements within the Convertible Areas of the 
Condominium shall be compatible with residential uses and with the structures and 
improvements on the other portions of the Project, as determined by Developer in its sole 
discretion. 
 

11.2 Developer’s Right to Convert.  The Developer reserves the right, in its sole 
discretion, during a period ending six (6) years from the date of recording this Master Deed, to 
modify the number, size, location and configuration of any Unit that it owns or Common 
Elements in the Project, and to make corresponding changes to the Common Elements or to 
create General or Limited Common Elements or Units within the Convertible Area and to 
designate Common Elements that may subsequently be assigned as Limited Common Elements. 

 
11.3 Developer’s Right to Make Other Improvements. The Developer reserves the 

right from time to time, within a period ending no later than six (6) years from the date of 
recording this Master Deed, to construct entrance monuments, statuary or other improvements to 
the Condominium Premises.  The precise location, design and composition of those 
improvements shall be determined by the Developer in its sole judgment but nothing in this 
paragraph shall obligate the Developer to make any such improvements whatever.  If constructed 
or installed, the improvements shall be General Common Elements and the costs of maintenance, 
repair and replacement of them shall be an Association expense. 

 
11.4 Restrictions on Conversion. All improvements constructed or installed within 
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the Convertible Areas described above shall be restricted exclusively to those compatible with 
residential use.  There are no other restrictions upon such improvements except as stated in this 
Article and those which are imposed by state law, local ordinances or building authorities.  The 
extent to which any change in the Convertible Areas is compatible with the original Master Deed 
is not limited by this Master Deed, but lies solely within the discretion of the Developer, subject 
only to the requirements of local ordinances and building authorities, including the City. 

 
11.5 Consent Not Required. The consent of any Co-Owner shall not be required to 

convert the Convertible Areas. All of the Co-Owners and mortgagees and other persons 
interested or to become interested in the Condominium from time to time shall be deemed to 
have irrevocably and unanimously consented to such conversion of the Convertible Areas and 
any amendment or amendments to this Master Deed to effectuate the conversion and to any 
reallocation of Percentages of Value of existing Units which Developer may determine necessary 
in connection with such amendment or amendments. All such interested persons irrevocably 
appoint the Developer or its successors, as agent and attorney for the purpose of execution of 
such amendment or amendments to the Master Deed and all other documents necessary to 
effectuate the foregoing. Such amendments may be effected without the necessity of re-recording 
the entire Master Deed or the Exhibits thereto and may incorporate by reference all or any 
pertinent portions of this Master Deed and the Exhibits hereto. Nothing herein contained, 
however, shall in any way obligate Developer to convert the Convertible Areas. These provisions 
give notice to all Co-Owners, mortgagees and other persons acquiring interests in the 
Condominium that such amendments of this Master Deed may be made and recorded, and no 
further notice of such amendments shall be required. 

 
11.6 Amendment of Master Deed. All modifications to Units and Common Elements 

made pursuant to this Article shall be given effect by an appropriate amendment or amendments 
to the Master Deed in the manner provided by law, which amendments shall be prepared by and 
at the discretion of the Developer and in which the percentages of value stated in Article 5 shall 
be proportionately readjusted, if the Developer deems it to be applicable, in order to preserve a 
total value of 100% for the entire Project resulting from the amendment or amendments to this 
Master Deed.  Except as otherwise limited by the Condominium Documents, the precise 
determination of the readjustments in percentages of value shall be made within the sole 
judgment of Developer.  The readjustments, however, shall reflect a continuing reasonable 
relationship among percentages of value based upon the original percentages of value for the 
Project.  The amendment or amendments to the Master Deed shall also contain such further 
definitions and redefinitions of General or Limited Common Elements as may be necessary to 
adequately describe and service the Units and Common Elements being modified by the 
amendment.  In connection with any such amendment, Developer shall have the right to change 
the nature of any Common Element previously included in the Project for any purpose 
reasonably necessary to achieve the purposes of this Article, including, but not limited to, the 
connection of the roadways and sidewalks in the Project to any Convertible Area, and to provide 
access to any Unit from the roadways and sidewalks located in the Project.  Developer shall also 
have the right to modify the provisions of this Master Deed and the Bylaws attached to it as may 
be reasonably necessary i) to effectuate the redefined Units added, and ii) to create or change 
restrictions or other terms and provisions affecting the additional Unit(s) being added to the 
Project or affecting the balance of the Project as may be reasonably necessary in the Developer’s 
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judgment to enhance the value or desirability of such Units. 
 
11.7 Consent of Interested Parties.  Except as otherwise provided in this Article, the 

consent of any Co Owner shall not be required to convert the Convertible Areas.  All of the 
Owners and mortgagees of the Units and other persons interested or to become interested in the 
Project from time to time shall be deemed to have irrevocably and unanimously consented to 
such amendments to this Master Deed as may be proposed by the Developer to effectuate the 
foregoing.  All such interested persons irrevocably appoint the Developer as agent and attorney 
for the purpose of execution of such amendments to the Master Deed and all other documents 
necessary to effectuate the foregoing.  Such amendments may be effected without the necessity 
of re-recording an entire Master Deed or the Exhibits thereto and may incorporate by reference 
all or any pertinent portions of this Master Deed and the Exhibits to it.  These provisions give 
notice to all Owners, mortgagees and other persons acquiring any interest in the Project that such 
amendments of this Master Deed may be made and recorded, and no further notice of such 
amendments shall be required. 

 
ARTICLE 12 

LIMITATION OF LIABILITY 
 
 12.1 Limitation. The enforcement of any rights or obligations contained in the 
Condominium Documents against the Developer shall be limited to the interest of the Developer 
in the Project. No judgment against the Developer shall be subject to execution on, or be a lien 
on any assets of, the Developer other than the Developer’s interest in the Project. 
 
 The Developer has duly executed this Master Deed on the day and year, which appear in 
the opening paragraph of this Master Deed. 
       
 
 
 
 

[Signatures appear on following page.] 
 
 
 
 
 
 
 
      DEVELOPER: 
 
      __________________________, LLC, 
      a Michigan limited liability company 
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      By:        

 John Kavchak   
       Its: Member 
        
 
 
STATE OF MICHIGAN ) 
    )  ss  
COUNTY OF ___________ ) 
 
 

The foregoing instrument was acknowledged before me in ______________ County, 
Michigan on the _____ day of ___________ 2022, by John Kavchak, Member of 
___________________, LLC.  
   
 
 
             
       
       

Notary Public, __________ County, MI 
      My Commission Expires:  
     
 
 
 
This instrument drafted by 
and after recording return to: 
 
Steven A. Cook 
2951 Thornhills Ave. SE 
Grand Rapids, MI 49546 
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             EXHIBIT A 

 
        CONDOMINIUM BYLAWS 

        FOREST GATE 
 

ARTICLE 1 
ASSOCIATION OF CO-OWNERS 

 
1.1 Organization. Forest Gate is a residential condominium project located in the City of 

the Village of Douglas, Allegan County, Michigan comprising of a total of 88 Units. Upon the 
recording of the Master Deed, the management, maintenance, operation, and administration of 
the project shall be vested in an association of Co-owners organized as a nonprofit corporation 
under the laws of the State of Michigan. The entity created for this purpose is Forest Gate 
Condominium Association (the “Association”). The Association will keep current copies of the 
Master Deed, all amendments to the Master Deed, and other Condominium Documents for the 
Project available at reasonable hours for inspection by Co-owners, prospective purchasers, 
mortgagees, and prospective mortgagees of Units in the Project. 

 
1.2 Compliance. All present and future Co-owners mortgagees, lessees, or other persons 

who may use the facilities of the Condominium in any manner shall be subject to and comply 
with the provisions of Act No. 59, P.A. 1978, as amended, the Master Deed and any 
amendments, the Condominium Bylaws, and the Articles of Incorporation, the Association 
Bylaws, Rules and Regulations of the Association and other Condominium Documents that 
pertain to the use and operation of the Project. The acceptance of a deed of conveyance, the 
entering into of a lease, or the act of occupying a Unit in the Project shall constitute an 
acceptance of the terms of the Condominium Documents and an agreement to comply with their 
provisions. 

 
  1.3 Purpose of the Bylaws.  These Bylaws are designated as both the Condominium 

Bylaws, relating to the manner in which the Condominium and the common affairs of the 
Co-owners of the Condominium Units shall be administered, as required by Act No. 59 of the 
Public Acts of Michigan of 1978, as amended, and the Association or Corporate Bylaws, 
governing the operation of the Association as a corporate entity, as required by Act No. 162 of the 
Public Acts of Michigan of 1982, as amended 

 
ARTICLE 2 

MEMBERSHIP AND VOTING 
 

 2.1 Membership. Each Co-owner of a Unit in the Project, during the period of ownership, 
shall be a member of the Association, and no other person or entity will be entitled to 
membership. Neither Association membership, nor the share of a member in the Association’s 
funds and assets, shall be assigned, pledged or transferred in any manner except as an appurtenance 
to a Unit, and any attempted assignment, pledge or transfer in violation of this provision shall be 
void. No Co-owner may resign or be expelled from membership in the Association so long as they 
continue to be a Co-owner. 
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 2.2 Voting Rights. Except as limited in these Bylaws, each Co-owner (including the 
Developer) shall be entitled to one vote for each Condominium Unit owned when voting. Voting 
shall be by number. In the case of any Unit owned jointly by more than one Co-owner, the voting 
rights appurtenant to that Unit may be exercised only jointly as a single vote. 

 
2.3 Evidence of Ownership. No Co-owner, other than the Developer, will be entitled to 

vote at any meeting of the Association until the Co-owner has presented written evidence of 
ownership of a Unit in the Project or such other evidence that satisfies the Board that the person is 
a Co-owner. No Co-owner, other than the Developer, shall be entitled to vote (except for 
elections pursuant to Article 4.3) prior to the First Annual Meeting of Members held in 
accordance with Article 3.2. The vote of each Co-owner may be cast only by the individual 
representative designated by such Co-owner in the notice required in Section 2.4 below or by a 
proxy given by such individual. 
 

2.4 Designation of Voting Representative. Each Co-owner, other than the Developer, 
shall file a written notice with the Association designating the individual representative who 
shall vote at meetings of the Association and receive all notices and other communication from 
the Association on behalf of such Co-owner. The notice shall state the name and address of the 
individual representative designated, the number of the Unit owned, and the name and address of 
the person or persons, firm, corporation, partnership, association, trust, or other legal entity who 
is the Unit owner. Such notice shall be signed and dated by the Co-owner. The individual 
representative designation may be changed by the Co-owner at any time by the filing of a new 
notice in the manner provided herein. At any meeting the filing of such written notice as a 
prerequisite to voting may be waived by the chairman of the meeting.  
 

2.5 Voting and Proxies. Votes may be cast in person, in writing duly signed by the 
designated voting representative, or by any other means allowed by the voting procedures 
adopted by the Association for a given vote, provided the same are not in violation of the 
provisions of these Bylaws. Any proxies, written votes or other votes cast by means allowed 
hereunder must be filed with the Secretary of the Association at or before the appointed time of 
each meeting of members of the Association or voting deadline if no meeting is held. Votes may 
be cast by mail, fax, delivery or electronically (by any method that creates a record that may be 
retrieved and retained by the Association and reproduced in paper form such as email), or any 
other method approved by the Association in advance of the vote.  
 

2.6 Majority. At any meeting of members at which a quorum is present, an affirmative 
vote of more than fifty (50%) percent in number of the members present in person, proxy or by 
written vote shall constitute a majority for the approval of the matters presented to the meeting, 
except in those instances in which a majority exceeding a simple majority is required by these 
Bylaws, the Master Deed, or by law. 

 
ARTICLE 3 

MEETINGS AND QUORUM 
 

 3.1 Place of Meetings. Meetings of the Association members shall be held at the 
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principal office of the Association or at such other suitable place convenient to the Co-owners as 
may be designated by the Board of Directors. Voting shall be as provided in these Condominium 
Bylaws. Except as otherwise approved by the Board of Directors, only Co-owners in good 
standing, and their legal representatives, may speak at meetings of the Association and/or address 
the Board or Co-owners at any such meetings.  Any person in violation of this provision or the 
rules of order governing the meeting may be removed from such meeting, without any liability to 
the Association or its Board of Directors. 

 
3.2 Initial Meetings of Members. The initial meeting of the members of the Association 

may be convened only by the Developer and may be called at any time after two or more of the 
Units in the Project have been sold and the purchasers qualified as members of the Association. 
In no event, however, shall the initial meeting be called later than: (i) 120 days after the 
conveyance of legal or equitable title to non-Developer Co-owners of 75 percent of the total 
number of Units in the project; or (ii) 54 months after the first conveyance of legal or equitable 
title to a non-Developer Co-owner of a Unit, whichever first occurs, at which meeting the 
eligible Co-owners may vote for the election of directors of the Association. The Developer may 
call meetings of members of the Association for informational or other appropriate purposes 
prior to the initial meeting, but no such informational meeting shall be construed as the initial 
meeting of members. 
 

3.3 Annual Meeting of Members. After the initial meeting has occurred, annual meetings 
of members of the Association shall be held each succeeding year at such time and place as shall 
be determined by the Board of Directors.  Written notice of each annual meeting shall be given to 
all Co-owners at least ten (10) days before the date for which the meeting is or was originally 
scheduled.  At the annual meeting, there shall be elected by ballot of the co-owners a Board of 
Directors in accordance with the requirements of Article 4 of these Bylaws.  The Co-owners may 
also transact at annual meetings such other business of the Association as may properly come 
before them. 

 
3.4 Special Meetings.  It shall be the duty of the President to call a special meeting of the 

Co-owners as directed by resolution of the Board of Directors.  The President shall also call a 
special meeting upon a petition signed by two-third (2/3) of the Co-owners in number presented to 
the Secretary of the Association.  Notice of any special meeting shall state the time and place of 
such meeting and the purpose thereof.  No business shall be transacted at a special meeting except 
as stated in the notice. 
 

3.5 Notice of Meetings.  It shall be the duty of the Secretary (or other Association officer in 
the Secretary’s absence) to serve a written notice of the time, place and purposes of each annual or 
special meeting, not less than 10 nor more than 60 days before the date of the meeting, to each 
Co-owner of record entitled to vote at the meeting, personally, by mail to the Co-owner’s last 
address as it appears on the books of the Association, or by a verifiable form of electronic 
transmission to which the Co-owner has consented. If a Co-owner or proxy holder may be 
present and vote at the meeting by remote communication, the means of remote communication 
allowed shall be included in the notice. Any Co-owner may, by written waiver of notice signed by 
such Co-owner, waive such notice, and such waiver when filed in the records of the Association 
shall be deemed due notice. 
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3.6 Participation by Remote Communication. If the Board of Directors decides to permit 
member participation at a meeting of members by remote communication, the Association shall 
first implement reasonable measures to: (i) verify that each person considered present and 
permitted to vote by means of remote communication is a member of the Association; (ii) 
provide each member with a reasonable opportunity to participate in the meeting and to vote on 
matters submitted to the members, including an opportunity to read or hear the proceedings of 
the meeting substantially concurrently with the proceedings; and (iii) maintain a record of any 
remote communication vote or other action taken by the participant(s). Provided all of the 
conditions in the preceding sentence are met, any or all Owners may participate in and vote at a 
meeting of the members of the Association by remote communication provided that: (i) the 
notice of the meeting includes a description of the means of remote communication that will be 
used; (ii) all persons participating in the meeting may hear each other; (iii) all participants are 
advised of the means of remote communication in use; and (iv) the names of all participants in the 
meeting are divulged to all participants. Participation in a meeting pursuant to this Section shall 
constitute presence in person at the meeting 

 
  3.7 Quorum.  The presence in person or by proxy of Fifty percent (50%) in number and in 

value of the Co-owners qualified to vote shall constitute a quorum for holding a meeting of the 
members of the Association, except for voting on questions specifically required herein to require a 
greater quorum.  The written vote of any person furnished at or prior to any duly called meeting at 
which meeting said person is not otherwise present in person or by proxy shall be counted in 
determining the presence of a quorum with respect to the question upon which the vote is cast. 
Subject to any guidelines and procedures adopted by the Board of Directors, Co-owners and 
proxy holders not physically present at a meeting may participate in the meeting by means of 
remote communication and are considered present in person for all relevant purposes, and may 
vote at the meeting if all of the following conditions are satisfied: (1) the Association implements 
reasonable measures to verify that each person considered present and permitted to vote at the 
meeting by means of remote communication is a Co-owner or proxy holder, (2) the Association 
implements reasonable measures to provide each Co-owner and proxy holder with a reasonable 
opportunity to participate in the meeting and to vote on matters submitted to the Co-owners, 
including an opportunity to read or hear the proceedings of the meeting substantially 
concurrently with the proceedings, and (3) if any Co-owner or proxy holder votes or takes other 
action at the meeting by means of remote communication, a record of the vote or other action is 
maintained by the Association. 
 

3.7 Adjournment for Lack of Quorum.  If any meeting of owners cannot be held because a 
quorum is not in attendance, the owners who are present may adjourn the meeting to a time not less 
than forty-eight (48) hours from the time the original meeting was called.  The quorum for each 
subsequent meeting shall be reduced by one-half from the quorum requirement of the previously 
scheduled meeting.  

 
3.8 Order of Business. The order of business at all meetings of members will be as follows: 

(a) roll call to determine the voting power represented at the meeting: (b) proof of notice of 
meeting or waiver of notice; (c) approval of minutes of preceding meeting; (d) reports of officers; 
(e) reports of committees; (f) election of Directors (at annual meeting or special meeting held for 
such purpose); (g) unfinished business; and (h) new business. The most senior officer of the 
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Association present at such meeting will chair the meeting of members. For purposes of this 
Section, the order of seniority of officers will be President, Vice President, Secretary and 
Treasurer. 

 
 3.9 Action Without Meeting.  Any action which may be taken at a meeting of the members 
(except for the election or removal of Directors) may be taken without a meeting by written ballot 
of the members.  Ballots shall be solicited in the same manner (with respect to notice) as provided 
in Article 3.5 hereof.  Such solicitations shall specify (a) the number of responses needed to meet 
the quorum requirements; (b) the percentage of approvals necessary to approve the action; and (c) 
the time by which ballots must be received in order to be counted.  The form of written ballot shall 
afford an opportunity to specify a choice between approval and disapproval of each matter and 
shall provide that, where the member specifies a choice, the vote shall be cast in accordance 
therewith.  Approval by written ballot shall be constituted by receipt, within the time period 
specified in the solicitation, of (i) a number of ballots which equals or exceeds the quorum which 
would be required if the action were taken at a meeting; and (ii) a number of approvals which 
equals or exceeds the number of votes which would be required for approval if the action were 
taken at a meeting at which the total number of votes cast was the same as the total number of 
ballots cast.  Votes may be cast in accordance with this paragraph by mail, hand delivery, 
electronically or by facsimile. 
 
      3.10 Consent of Absentees.  The transactions at any meeting of members, either annual or 
special, however called and noticed, shall be as valid as though made at a meeting duly held after 
regular call and notice, if a quorum is present either in person or by proxy; and if, either before or 
after the meeting, each of the members not present in person or by proxy, signs a written waiver of 
notice, or a consent to the holding of such meeting, or an approval of the minutes thereof.  All such 
waivers, consents or approvals shall be filed with the corporate records or made a part of the 
minutes of the meeting. 
 

3.11 Minutes.  Minutes or a similar record of the proceedings of meetings of members, or 
of the Board of Directors, when signed by the President or Secretary, shall be presumed truthfully 
to evidence the matters set forth therein.  A recitation in the minutes of any such meeting that 
notice of the meeting was properly given shall be prima facie evidence that such notice was given. 

 
ARTICLE 4 

BOARD OF DIRECTORS/ADMINISTRATION 
 

 4.1 Board of Directors. The business, property, and affairs of the Association shall be 
managed by a Board of Directors (the "Board"), all of whom shall serve without compensation 
and who must be members of the Association, except for the First Board of Directors designated 
in the Articles of Incorporation of the Association and any successors thereto elected by the 
Developer prior to the First Annual Meeting of Members held pursuant to Article 3.2. If a 
member is a partnership or corporation, any partner or employee of the partnership, or officer, 
director or employee of the corporation shall be qualified to serve as a director. No more than 
one person owning or residing in a Unit may run for the Board at any time. All actions of 
the first Board designated in the Articles of Incorporation or any successors to such directors 
selected by the Developer before the initial meeting of members shall be binding upon the 
Association in the same manner as though such actions had been authorized by a Board of 
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Directors elected by the members of the Association, so long as such actions are within the scope 
of the powers and duties that may be exercised by a board as provided in the Condominium 
Documents. A service contract or management agreement entered into between the Association 
and the Developer or affiliates of the Developer shall be voidable without cause by the Board on 
the Transitional Control Date or within 90 days after the initial meeting has been held, and on 30 
days' notice at any time thereafter for cause. 
 
 4.2 Number of Directors. The First Board of Directors designated in the Articles of 
Incorporation shall manage the affairs of the Association until a successor board of Directors is 
elected at initial meeting of Members of the Association convened at the time required by Article 
3.2 of these Bylaws. Thereafter, the Board shall consist an odd number of not less than three (3) 
nor more than seven (7) members as determined by a vote of the Co-owners prior to the election 
of Directors, provided however that if a motion is not made and carried to increase or decrease the 
number of Directors, then the Board shall consist of the same number of persons as previously 
comprised the full Board. 
 
 4.3 Election of Directors. The following provisions shall apply to the election of the 
Board and Advisory Committee before and after the Transitional Control Date: 

 
 (a) Advisory Committee. An advisory committee of 2 or more non-Developer Co-
owners shall be established either 120 days after conveyance of legal or equitable title to 
non-developer co-owners of one-third of the total number of Units in the Project, or one 
year after the initial conveyance of legal or equitable title to a non-Developer Co-owner 
of a Unit in the Project, whichever first occurs. The purpose of the Advisory Committee 
is to facilitate communication between the Developer appointed Board of Directors and 
the non-Developer Co-owners and to aid in the ultimate transition of control to the Co-
owners. The members of the Advisory Committee shall serve for one year or until their 
successors are selected, and the Committee shall automatically cease to exist at the 
Transitional Control Date. The Board of Directors and the Advisory Committee shall 
meet with each other upon the request of the Advisory Committee; provided, however, 
that there shall be not more than two such meetings each year unless both parties agree. 
 
 (b) Co-owner elected Directors. Not later than 120 days after conveyance of legal 
or equitable title to non-Developer Co-owners of 25 percent of the Units in the Project, at 
least one director and not less than one-fourth of the Board of Directors of the 
Association shall be elected by non-Developer Co-owners. Not later than 120 days after 
conveyance of legal or equitable title to non-Developer Co-owners of 50 percent of the 
Units in the Project, not less than one-third of the Board of Directors shall be elected by 
non-Developer Co-owners. Not later than 120 days after conveyance of legal or equitable 
title to non-Developer Co-owners of 75 percent of the Units in the Project, and before 
conveyance of 90 percent of such Units, the non-Developer Co-owners shall elect all 
directors on the Board except that the Developer shall have the right to designate at least 
one director as long as the Developer owns and offers for sale at least 10 percent of the 
Units in the Project. 
 
 (c) Co-owner Controlled Board. If 75 percent of the Units in the Project have not 
been conveyed within 54 months after the first conveyance of legal or equitable title to a 
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non-Developer Co-owner, the non-Developer Co-owners shall have the right to elect the 
percentage of members of the Board of Directors of the Association equal to the 
percentage of Units they hold, and the Developer will have the right to elect the 
percentage of members of the Board equal to the percentage of Units that are owned by 
the Developer and for which assessments are payable by the Developer. This election 
may increase, but shall not reduce, the minimum election and designation rights of 
directors otherwise established in Article 4.3. Application of this provision does not 
require a change in the size of the Board as designated in the Association Bylaws. 
 
 (d) Mathematical Calculations. If the calculation of the percentage of members of 
the Board that the non-Developer Co-owners have a right to elect, or the product of the 
number of members of the Board multiplied by the percentage of Units held by the non-
Developer Co-owners results in a right of non-Developer Co-owners to elect a fractional 
number of members of the Board, then a fractional election right of 0.5 or greater shall be 
rounded up to the nearest whole number. After application of this formula, the Developer 
shall have the right to elect the remaining members of the Board. Application of this 
provision shall not eliminate the right of the Developer to designate at least one member 
as provided in Article 4.3B. 
 
 (e) Election of Directors at First Annual Meeting/Term. At the first annual 
meeting, all members of the board shall stand for election. The term of office for all 
directors shall be not less than one year nor more than 2 years as determined by a vote of 
the Co-owners prior to the election of board members. In addition, the Co-owners may, 
by making and passing a resolution, provide that in lieu of annually electing all Directors, 
the Directors be divided into two classes, each to be as nearly equal in number as 
possible, with terms of office such that the terms of the Directors in the first class will 
expire at the first annual meeting following their election, the terms of the second class 
will expire at the second annual meeting after their election. At each annual meeting after 
such a classification of the Board of Directors, a number of Directors equal to the number 
of the class whose term is expiring shall be elected to hold office until the second 
succeeding annual meeting. Notwithstanding these provisions, as long as the Developer is 
entitled to appoint one member of the Board, the Developer appointed board member will 
fill a one-year term seat. 
 
4.4 Powers and Duties. The Board shall have all powers and duties necessary for the 

administration of the affairs of the Association, and may take all actions in support of the 
administration as are not prohibited by the Condominium Documents or specifically reserved to 
the members, including by way of example, the following: 

 
 (a)  Management and Administration.  To manage and administer the affairs of the 
Condominium Project and to and maintain the Common Elements thereof. 
  
 (b)  Develop Annual Budget and Collect Assessments.  To develop an annual 
budget and to levy and collect assessments against and from the members of the 
Association; and to use the proceeds thereof for the purposes of the Association; and to 
enforce assessments through liens and foreclosure proceedings where appropriate. 



 

ForestGate.CBL.2022.0708 8

 
 (c)  Contract and Employ Persons.  To contract for and employ persons, firms, 
corporations or other agents to assist in the management, operation, maintenance and 
administration of the Condominium Project. 
 
 (d) Occupancy and Use Rules and Regulations. To make reasonable rules and 
regulations, not inconsistent with these Bylaws, governing the use and enjoyment of the 
Condominium Project by members, invitees, families and pets, and to enforce such rules 
and regulations by all legal methods including, without limitation, imposing fines and late 
payment charges, or instituting eviction or legal proceedings. 
 
 (e)  Bank Accounts and Borrow Money.  To open bank accounts; and to borrow 
money and issue evidences of indebtedness in furtherance of any and all of the purposes of 
the business of the Association, and to designate signatories required for such purposes.  

 
 (f)  Insurance.  To obtain and carry insurance on behalf of the Association and/or 
the Board, and collect and allocate the proceeds thereof. 
 
 (g)  Real or Personal Property.  To own, acquire, maintain and improve, and to buy, 
operate, manage, sell, convey, assign, mortgage or lease any real or personal property 
(including any Unit in the Condominium and any easements, rights-of-way and licenses) 
on behalf of the Association in furtherance of any of the purposes of the Association.   
 
 (h) Deeds, Easements and Licenses. To authorize the execution of contracts, 
deeds of conveyance, easements, and rights-of-way affecting any real or personal 
property of the Condominium on behalf of the Owners; and to grant concessions, 
licenses and easements for the use of the Common Elements for purposes not 
inconsistent with the provisions of the Act or of the Condominium Documents. 
 
 (i)  Repair and Rebuild Improvements.  To restore, repair or rebuild improvements 
after casualty, and to negotiate on behalf of all members in connection with any taking of 
the Condominium, or any portion thereof, by eminent domain. 
 

(j) Assert and Settle Claims. To assert, defend and/or or settle claims on behalf of 
all Owners in connection with the Common Elements of the Project and, on written 
notice to all Owners, instituting actions on behalf of and against the Owners in the name 
of the Association. 
 
 (k)  Committees.  To establish such committees as it deems necessary, convenient 
or desirable; and to appoint persons thereto for the purpose of implementing the 
administration of the Condominium and to delegate to such committees, or any specific 
Officers or Directors of the Association any functions or responsibilities which are not by 
law or the Condominium Documents required to be performed by the Board. 
  
 (l) Additional Duties.  To exercise further duties as may be imposed by resolution 
of the members of the Association or that may be required by the Condominium 
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Documents or the Act. 
 

 4.5 Professional Management.  The Board of Directors may employ for the Association a 
professional management agent at reasonable compensation established by the Board to perform 
such duties and services as the Board shall authorize, including, but not limited to, the duties listed 
in Section 4 of this Article 4, and the Board may delegate to such management agent any other 
duties or powers which are not by law or by the Condominium Documents required to be 
performed by or have the approval of the Board of Directors or the members of the Association.  In 
no event shall the Board be authorized to enter into any contract with a professional management 
agent in which the maximum term is greater than three (3) years, or which is not terminable by the 
Association upon sixty (60) days’ written notice thereof to the other party.  In the event the Board 
does employ professional management for the Association, the Board shall notify each institutional 
holder of a first mortgage lien on any Unit in the Condominium prior to terminating professional 
management and assuming self-management.  

 
4.6 Vacancies.  Vacancies in the Board of Directors caused by any reason other than the 

removal of a director by a vote of the members of the Association shall be filled by vote of the 
majority of the remaining directors, even though they may constitute less than a quorum.  Each 
person so appointed shall be a director until the end of the term of the director who he/she replaced 
and a successor is elected at such annual meeting of the Association. 
 

4.7 Resignation and Removal of Directors.  A Director may resign at any time and such 
resignation shall take effect upon receipt of written notice by the Association, or such subsequent 
time as may be set forth in the notice of resignation. At any regular or special meeting of the 
Association duly called and held, any one or more of the directors may be removed with or without 
cause by the vote of fifty-one percent (51%) of all Co-owners, and a successor may then and there 
be elected to fill the vacancy thus created.  Any director whose removal has been proposed by the 
Co-owners shall be given an opportunity to be heard at the meeting.  Furthermore, a majority of the 
Board of Directors may, without a vote of the Co-owners, remove from the Board any director who 
fails to attend more than three (3) duly scheduled Board meetings, in three (3) different months, in 
any given calendar year.   
 

4.8 First Meeting of New Board.  The first meeting of a newly elected Board of Directors 
shall be held within ten (10) days of election at such place and time as shall be fixed by the 
directors at the meeting at which such directors were elected, and no notice shall be necessary to 
the newly elected directors in order legally to constitute such meeting, provided a majority of the 
entire Board is present at such a meeting. 
 
 4.9 Regular Meetings.  Regular meetings of the Board of Directors may be held at such 
times and places as shall be determined from time to time by a majority of the directors. Notice of 
regular meetings of the Board of Directors shall be given to each director, personally, or by mail, 
telephone or electronic transmission at least ten (10) days prior to the date of the meeting, unless 
waived by said director. 
 
 4.10 Special Meetings.  Special meetings of the Board of Directors may be called by the 
president on three (3) days notice to each director, given personally, or by mail, telephone or 
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electronic transmission, which notice shall state the time, place and purpose of the meeting.  
Special meetings of the Board of Directors shall be called by the president or secretary in like 
manner and on like notice on the written request of one director. 
 
 4.11 Waiver of Notice.  Before or at any meeting of the Board of Directors, any director 
may, in writing or orally, waive notice of such meeting and such waiver shall be deemed 
equivalent to the giving of such notice.  Attendance by a director at any meetings of the Board 
shall be deemed a waiver of notice by that director of the time and place thereof.  If all the directors 
are present at any meeting of the Board, no notice shall be required and any business may be 
transacted at such meeting. 
 
 4.12 Quorum.  At all meetings of the Board of Directors, a majority of the directors shall 
constitute a quorum for the transaction of business, and the acts of the majority of the directors 
present at a meeting at which a quorum is present shall be the acts of the Board of Directors. If, at 
any meeting of the Board of Directors, there be less than a quorum present, the majority of those 
present may adjourn the meeting from time to time.  At any such adjourned meeting, any business 
which might have been transacted at the meeting as originally called may be transacted without 
further notice.  The joinder of a director in the action of a meeting by signing and concurring in the 
minutes thereof shall constitute the presence of such director for purposes of determining a 
quorum.      
 
 4.13 Attendance Via Remote Communication.  A member of the Board, or a committee 
designated by the Board, may participate in a meeting by means of conference telephone or other 
means of remote communication by which all persons participating in the meeting can 
communicate with each other. Participation in a meeting pursuant to this section constitutes 
presence in person at the meeting. 
 
 4.14 Action Without Meeting.  Any action permitted to be taken by the Board of Directors 
at a meeting of the Board shall be valid if consented to in writing by the requisite majority of the 
Board of Directors. Further, the presiding officer of the Association, in exceptional cases requiring 
immediate action, may poll all Directors by phone or other means of electronic communication for 
a vote, and provided the action is consented to by the requisite number of Directors, such vote shall 
constitute valid action by the Board, provided the results of the vote and the issue voted upon are 
noted in the minutes of the next Board meeting to take place. 
 
 4.15 Opening/Closing of Board of Directors' Meetings to Members. The Board of 
Directors, in its discretion, or may permit members of the Association to attend a portion or all of 
any meeting of the Board of Directors or may close a portion or all of any meeting of the Board 
of Directors to the members of the Association. 

 
  4.16  Fidelity Bonds.  The Board of Directors shall require that all officers and employees 

of the Association handling or responsible for Association funds shall furnish adequate fidelity 
bonds.  The premiums for such bonds shall be expenses of administration. 
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ARTICLE 5 
OFFICERS 

 
 5.1 Designation and term.  The Board shall elect a president, a secretary and a treasurer, 
and may also elect a vice president as the needs of the Association may require. Any two offices 
except that of president and vice president may be held by one person. The directors may also 
appoint such other officers as the needs of the Association may require.  Each officer must be a 
member of the Board of Directors and shall hold office for the term of one year and until a 
successor is elected and qualified. No officer shall receive any compensation from the 
Association for acting as such. 
 
 5.2 President.  The president shall be the chief executive officer of the Association, and 
shall preside at all meetings of the Association and of the Board of Directors, and shall be an ex 
officio member of any standing committees.  The president shall have all of the general powers 
and duties which are usually vested in the office of the president of a corporation, including, but 
not limited to, the power to appoint committees from among the members of the Association 
from time to time in the president's discretion as may be deemed appropriate to assist in the 
conduct of the affairs of the Association. 
 
 5.3 Vice President.  The vice president, if any, shall take the place of the president and 
perform the president's duties whenever the president shall be absent or unable to act. If neither 
the president nor the vice president are able to act, the Board of Directors shall appoint some 
other member of the Board to so do on an interim basis. The vice president shall also perform 
such other duties as shall from time to time be imposed by the Board of Directors. 
 
 5.4 Secretary.  The secretary shall keep the minutes of all Board and Association 
meetings, have charge of the corporate minute book, corporate seal (if any) and of such books 
and papers as the Board of Directors may direct; and shall in general, perform all duties incident 
to the office of the secretary. 
 
 5.5 Treasurer.  Subject at all times to the approval of the Board of Directors, and as not 
otherwise delegated by the Board to the Association’s management agent, the treasurer shall have 
responsibility for all Association funds and securities and shall be responsible for keeping full 
and accurate accounts of all receipts and disbursements in books belonging to the Association.  
The treasurer shall be responsible for the deposit of all monies and other valuable papers of the 
Association, in the name of and to the credit of the Association, in such depositories as may from 
time to time be designated by the Board of Directors. 
 
 5.6. Resignation and Removal. An officer may resign at any time and such resignation 
shall take effect upon receipt of written notice by the Association, or at such subsequent time as 
may be set forth in the notice of resignation.  Any or all of the officers may be removed, with or 
without cause, by the vote of a majority of the Board of Directors at any regular meeting, or any 
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special meeting of the Board called for such purpose. No removal action may be taken, however, 
unless the matter will have been included in the notice of the meeting, and any officer proposed 
to be removed shall be given an opportunity to be heard at the meeting. 
 
 5.7 Vacancies.  Vacancies in any office may be filled by the affirmative vote of a 
majority of the remaining members of the Board at any regular or special meeting.  Each person 
appointed to fill the vacancy shall be a Director and shall remain an officer for the term equal to 
that remaining of the replaced officer and until his or her successor has been duly elected and 
qualified. 
 

ARTICLE 6 
FINANCES 

 
 6.1 Books and Records. The Association shall keep books and records containing a 
detailed account of the expenditures and receipts of administration, which will specify the 
maintenance and repair expenses of the Common Elements and any other expenses incurred by 
or on behalf of the Association and its members. Such accounts shall be open for inspection by 
the Co-owners and their mortgagees during reasonable hours. The Association shall also prepare 
and distribute a financial statement to each Co-owner at least once a year, the contents of which 
will be defined by the Association. The books of account shall be independently audited or 
reviewed at least annually by a certified public accountant; provided however that such review 
need not be a certified audit. The above notwithstanding, the Association may opt out of the 
requirement for such annual review on an annual basis by an affirmative vote of its members. The 
costs of any such audit/review and any accounting expenses shall be expenses of administration.  
The Association also shall maintain on file current copies of the Amended and Restated Master 
Deed for the Project, any amendments thereto and all other Condominium Documents and shall 
permit all Co-owners, prospective purchasers and prospective mortgagees interested in the Project 
to inspect the same during reasonable business hours. 

 
 6.2 Fiscal Year.  The fiscal year of the Association shall be an annual period commencing 
on such date as may be initially determined by the Board of Directors.  The commencement date of 
the fiscal year of the Association shall be subject to change by the Board of Directors for 
accounting reasons or other good cause. 
 
 6.3 Banking.  The funds of the Association shall be deposited in such bank or other 
depository as may be designated by the Board of Directors and shall be withdrawn only upon the 
check or order of such officers, employees or agents as are designated by resolution of the Board of 
Directors from time to time.   
  
 6.4 Investment of Funds.  Funds of the Association shall only be held in accounts that are 
fully insured and/or backed by the full faith and credit of the United States Government.  Only 
depositories or instruments where there is no risk of principal loss may be utilized by the 
Association for investment of its monies. 
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6.5 Maintenance and Repair. The responsibility for maintenance and repair of Units and 
 Common Elements is as follows: 
 

 (a) Co-owner Responsibilities. All maintenance of and repair to a Unit (other than 
maintenance and repair of General Common Elements located within a Unit) and to a 
Limited Common Element that is the responsibility of the Co-owner of a Unit as set forth 
in the Master Deed, shall be made by the Co-owner of the Unit. Any Co-owner who 
desires to make structural modifications to a Unit or Limited Common Element must first 
obtain the written consent of the Association and shall be responsible for all damages to 
the Common Elements resulting from such repairs. 
 
 (b) Association Responsibilities. All maintenance of, repair to, and replacement 
for the General Common Elements, whether located inside or outside the Units, and to 
Limited Common Elements to the extent required by the Master Deed, shall be made by 
the Association and shall be charged to all the Co-owners as a common expense unless 
necessitated by the negligence, misuse, or neglect of a particular Co-owner, in which case 
the expense shall be charged to the Co-owner individually. The Association or its agent 
shall have access to each Unit from time to time during reasonable hours, upon notice to 
the occupant, for the purpose of maintenance, repair, or replacement of any of the 
Common Elements that are the responsibility of the Association located within or 
accessible only from a Unit. The Association or its agents shall also have access to each 
Unit at all times without notice for making emergency repairs necessary to prevent 
damage to other Units and/or to the Common Elements. 

 
6.6 Reserve Fund. The Association shall maintain a reserve fund to be used for major 

repairs and replacement of the Common Elements as provided by section 105 of the Act. The 
fund shall be established in the minimum amount required on or before the Transitional Control 
Date, and shall, to the extent possible, be maintained at a level that is equal to or greater than 10 
percent of the then-current annual budget of the Association on a noncumulative basis. The 
minimum reserve standard required by this section may prove to be inadequate, and the Board 
should carefully analyze the Project from time to time in order to determine if a greater amount 
should be set aside or if additional reserve funds shall be established for other purposes. 

 
6.7 Construction Liens. A construction lien arising as a result of work performed on a 

Unit or on an appurtenant Limited Common Element shall attach only to the Unit upon which the 
work was performed, and a lien for work authorized by the Developer shall attach only to 
Condominium Units owned by the Developer at the time of recording the statement of account 
and lien. A construction lien for work authorized by the Association shall attach to each Unit 
only to the proportionate extent that the Co-owner of such Unit is required to contribute to the 
expenses of administration. No construction lien shall arise or attach to a Condominium Unit for 
work performed on the General Common Elements not contracted for by the Association or the 
Developer. 
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ARTICLE 7 
 

INDEMNIFICATION 
 
 7.1 Scope of Indemnification. The Association shall indemnify to the fullest extent 
authorized or permitted by the Michigan Nonprofit Corporation Act, MCL 450.2101 et seq., any 
person, or the person’s estate or personal representative, who is made or threatened to be made a 
party to an action, suit, or proceeding (whether civil, criminal, administrative, or investigative) 
because the person is or was a director or an officer of the Association or serves or served in any 
other enterprise at the request of the Association. Persons who are not Directors or officers of the 
Association may be similarly indemnified in respect of services rendered to the Association or at 
the request of the Association to the extent authorized at any time by the Board of Directors of 
the Association. The provisions of this section shall apply to Directors and officers who have 
ceased to render service and shall inure to the benefit of their heirs, personal representatives, 
executors, and administrators. This right of indemnify shall not be exclusive, and the Association 
may indemnify any person, by agreement or otherwise, on whatever terms and conditions the 
Board of Directors of the Association approves. Any agreement for the indemnification of any 
director, officer, employee, or other person may provide indemnification rights that are broader 
or otherwise different than those set forth in the Michigan Nonprofit Corporation Act, unless 
otherwise prohibited by law. 
 
 7.2 Authorization of Indemnification. Any indemnification under this Article 7 (unless 
ordered by a court) shall be made by the Association only when authorized in the specific case 
on a determination that indemnification of the Director, officer, employee, or agent is proper in 
the circumstances because that person has met the applicable standard of conduct set forth in this 
section and after 10 days’ written notice to all Owners of the facts surrounding the request for 
indemnification. The determination shall be made (a) by the Board of Directors by a majority 
vote of a quorum consisting of Directors who were not parties to the action, suit, or proceeding; 
(b) if a quorum is not obtainable or, even if obtainable, when a quorum of disinterested Directors 
directs, by independent legal counsel (who may be the regular counsel of the Association) in a 
written opinion; or (c) by the members by a majority vote of a quorum at a meeting of the 
members. 
 
 7.3 Advancing of Expenses. The Association may pay expenses incurred in defending a 
civil or criminal action, suit, or proceeding described above in Section 1 in advance of the final 
disposition of the action, suit, or proceeding as authorized by the Board of Directors on receipt of 
an agreement by or on behalf of the Director, officer, employee, or agent to repay the amount 
unless it is ultimately determined that the person is entitled to be indemnified by the Association 
as authorized in this section. 
 
 7.4 Insurance. The Association may purchase and maintain insurance on behalf of any 
person who is or was a Director, an officer, an employee, or an agent of the Association or who 



   

ForestGate.CBL.2022.0708  15 

is or was serving at the request of the Association as a director, an officer, an employee, or an 
agent of another Association, partnership, joint venture, trust, or other enterprise against any 
liability asserted against that person and incurred by that person in any capacity for the 
Association or arising out of that status, whether or not the Association would have the power to 
indemnify that person against the liability under the provisions of this section. 
 
 7.5 Mergers. For the purposes of this section, references to the Association include all 
constituent entities absorbed in a consolidation or merger, as well as the resulting or surviving 
entity, so that any person who is or was a Director, an officer, an employee, or an agent of such a 
constituent entity or who is or was serving at the request of the constituent entity as a Director, 
an officer, an employee, or an agent of a corporation, partnership, joint venture, trust, or other 
enterprise shall stand in the same position under the provisions of this section 5 with respect to 
the resulting or surviving Association as that person would if that person had served the resulting 
or surviving Association in the same capacity  
 

ARTICLE 8 
ASSESSMENTS 

 
8.1 Administration Expenses. The Association shall be assessed as the entity in 

possession of any tangible personal property of the Condominium owned or possessed in 
common, and personal property taxes levied on such property shall be treated as expenses of 
administration. All costs incurred by the Association in satisfaction of any liability arising 
within, caused by, or connected with the Common Elements or the administration of the Project 
shall be expenses of administration, and all sums received as proceeds of, or pursuant to any 
policy of insurance covering the interests of the Co-owners against liabilities or losses arising 
within, caused by, or connected with the Common Elements or the administration of such 
Common Elements shall be receipts of administration. 

 
8.2 Determination of Assessments. Assessments will be determined in accordance with 

the following provisions: 
 

  (a) Initial budget. The Board of the Association shall establish an initial budget in 
advance for each fiscal year, which budget will project all expenses for the coming year 
that may be required for the proper operation, management, and maintenance of the 
Condominium Project, including a reasonable allowance for contingencies and reserves. 
The annual assessment to be levied against each Unit in the Project shall then be 
determined on the basis of the budget. Copies of the budget will be delivered to each Co-
owner, although the failure to deliver such a copy to each Co-owner will not affect or in 
any way diminish the liability of a Co-owner for any existing or future assessment. 

 
  (b) Budget assessments. Should the Board determine at any time, in its sole 

discretion, that the initial assessments levied are insufficient: (1) to pay the costs of 
operation and maintenance of the Common Elements; (2) to provide for the replacement 
of existing Common Elements; (3) to provide for additions to the Common Elements not 
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exceeding $5,000 annually; or (4) to respond to an emergency or unforeseen 
development; the Board is authorized to increase the initial assessment or to levy such 
additional assessments as it deems to be necessary for such purpose(s). The discretionary 
authority of the Board to levy additional assessments will rest solely with the Board for 
the benefit of the Association and its members, and may not be attached by or subject to 
specific performance by any creditors of the Association. 

 
  (c) Special assessments. Special assessments, in excess of those permitted by 

subsections (a) and (b), may be made by the Board from time to time with the approval of 
the Co-owners as provided in this subsection to meet other needs or requirements of the 
Association, including but not limited to: (1) assessments for additions to the Common 
Elements costing more than $5,000 in any year; (2) assessments to purchase a Unit upon 
foreclosure of the lien described in Article 8.5; or (3) assessments for any other 
appropriate purpose not specifically described. Special assessments referred to in this 
subsection (but not including those assessments referred to in subsections (a) and (b), 
which will be levied in the sole discretion of the Board) will not be levied without the 
prior approval of 60 percent or more of all Co-owners. The authority to levy assessments 
pursuant to this subsection is solely for the benefit of the Association and its members 
and may not be attached by or subject to specific performance by any creditors of the 
Association. 

 
8.3 Apportionment of Assessments. All assessments levied against the Unit Owners to 

cover expenses of administration shall be apportioned among and paid by the Co-owners on an 
equal basis, without increase or decrease for the existence of any rights to the use of Limited 
Common Elements appurtenant to a Unit. Unless the Board shall elect some other periodic 
payment schedule, annual assessments will be payable by Co-owners in 12 equal monthly 
installments, commencing with the acceptance of a deed to, or a land contract vendee's interest in 
a Unit, or with the acquisition of title to a Unit by any other means. The payment of an 
assessment will be in default if the assessment, or any part, is not received by the Association in 
full on or before the due date for such payment established by rule or regulation of the 
Association. 

 
8.4 Expenses of Administration. The expenses of administration shall consist, among 

other things, of such amounts as the Board may deem proper for the operation and maintenance 
of the Condominium property under the powers and duties delegated to it and may include, 
without limitation, amounts to be set aside for working capital of the Condominium, for a 
general operating reserve, for a reserve for replacement, and for meeting any deficit in the 
common expense for any prior year; provided, that any reserves established by the Board prior to 
the initial meeting of members shall be subject to approval by such members at the initial 
meeting. The Board shall advise each Co-owner in writing of the amount of common charges 
payable by the Co-owner and shall furnish copies of each budget containing common charges to 
all Co-owners. 

 
8.5 Collection of Assessments. Each Co-owner shall be obligated for the payment of all 
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assessments levied upon the Co-owner's Unit during the time that the person is the Co-owner of 
the Unit, and no Co-owner may become exempt from liability for the Co-owner's contribution 
toward the expenses of administration by waiver of the use or enjoyment of any of the Common 
Elements, or by the abandonment of a Unit. 

 
 (a) Legal remedies. In the event of default by any Co-owner in paying the 
assessed common charges, the Board may declare all unpaid installments of the annual 
assessment for the pertinent fiscal year to be immediately due and payable. In addition, 
the Board may impose reasonable fines or charge interest at the legal rate on such 
assessments from and after the due date. Unpaid assessments, together with interest on 
the unpaid assessments, collection, and late charges; advances made by the Association 
for taxes or other liens to protect its lien; attorney fees; and fines in accordance with the 
Condominium Documents shall constitute a lien on the Unit prior to all other liens except 
tax liens in favor of any state of federal taxing authority and sums unpaid upon a 
mortgage of record recorded prior to the recording of any notice of lien by the 
Association, and the Association may enforce the collection of all sums due by suit at law 
for a money judgment or by foreclosure of the liens securing payment in the manner 
provided by section 108 of the Act. In a foreclosure proceeding, whether by 
advertisement or by judicial action, the Co-owner or anyone claiming under the Co-
owner shall be liable for assessments charged against the Unit that become due before the 
redemption period expires, together with interest, advances made by the Association for 
taxes or other liens to protect its lien, costs, and reasonable attorney fees incurred in their 
collection. 
 

  (b) Sale of Unit. Upon the sale or conveyance of a Unit, all unpaid assessments 
against the Unit shall be paid out of the sale price by the purchaser in preference over any 
other assessment or charge except as otherwise provided by the Condominium 
Documents or by the Act. A purchaser or grantee may request a written statement from 
the Association as to the amount of unpaid assessments levied against the Unit being sold 
or conveyed. The purchaser or grantee shall not be liable for, and the Unit sold or 
conveyed shall not be subject to a lien for any unpaid assessments in excess of, the 
amount stated in a written response from the Association. Unless the purchaser or grantee 
requests a written statement from the Association at least five days before sale as 
provided in the Act, however, the purchaser or grantee shall be liable for any unpaid 
assessments against the Unit together with interest, late charges, fines, costs, and attorney 
fees. 
 

  (c) Self-help. The Association may enter upon the Common Elements, Limited or 
General, to remove and abate any condition constituting a violation of the Condominium 
Documents, or may discontinue the furnishing of services to a Co-owner in default under 
any of the provisions of the Condominium Documents, upon seven days' written notice to 
such Co-owner of the Association's intent to do so. A Co-owner in default shall not be 
entitled to utilize any of the General Common Elements of the Project and shall not be 
entitled to vote at any meeting of the Association so long as the default continues; 
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provided, that this provision shall not operate to deprive any Co-owner of ingress and 
egress to and from the Co-owner's unit. 

 
  (d) Application of payments. Money received by the Association in payment of 

assessments in default shall be applied as follows: first, to costs of collection and 
enforcement of payment, including reasonable attorney fees; second, to any interest 
charges and fines for late payment on such assessments; and third, to installments of 
assessments in default in order of their due dates. 

 
8.6 Financial Responsibility of the Developer. The Developer of the Condominium, 

although a member of the Association, will not be responsible for payment of either general or 
special assessments levied by the Association during the Development and Sales Period. 
 
  (a) Pre-turnover expenses. Prior to the initial meeting of Co-owners, it will be the 

Developer's responsibility to keep the books balanced, and to avoid any continuing deficit 
in operating expenses. At the time of the initial meeting, the Developer will be liable for 
the funding of any existing deficit of the Association that was incurred prior to the date of 
the initial meeting. 

 
  (b) Post-turnover expenses. After the initial meeting and for the duration of the 

Development and Sales Period, the Developer shall not be responsible for the payment of 
either general or special assessments levied by the Association on Units owned by the 
Developer that have not been conveyed or leased. To the extent the Developer holds title 
to Units that were previously conveyed or leased, the Developer shall be responsible for 
the same maintenance assessment levied against other Units in the Project and for all 
special assessments levied by the Association. 
 
 (c) Exempted transactions. At no time will the Developer be responsible for the 
payment of any portion of any assessment that is levied for deferred maintenance, 
reserves for replacement or capital improvements or additions, or to finance litigation or 
other claims against the Developer, including any cost of investigating and/or preparing 
such litigation or claim, or any similar related costs. 
 

 8.7 Liability of Mortgagee.  Notwithstanding any other provisions of the Condominium 
Documents, the holder of any first mortgage covering any Unit in the Project, or its successors and 
assigns, which comes into possession of the Unit pursuant to the foreclosure remedies provided in 
the mortgage, shall take the property free of any claims for unpaid assessments or charges against 
the mortgaged Unit which become due prior to the acquisition of title to the Unit by such person or 
entity, except for claims for a pro rata share of such assessments or charges resulting from a pro 
rata reallocation of such assessments or charges to all Units including the mortgaged Unit, and 
except for claims evidenced by a Notice of Lien recorded prior to the recordation of the first 
mortgage. 
 
 8.8 Working Capital Deposit.  At the closing of a purchase of a Unit in the Project each 
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Owner (other than a successor Developer) shall pay to the Association and amount equal to two 
(2) months of the regular monthly maintenance assessment installment at that time payable with 
respect to the Unit purchased as a working capital deposit for use by the Association.  This 
obligation shall apply to both the original purchase of a Unit from the Developer and any 
subsequent purchase of the Unit, but shall not apply to any transfer of the Unit for less than One 
Hundred Dollars ($100.00) consideration, or via foreclosure of deed in lieu of foreclosure.  Such 
payment shall be nonrefundable. 

 
 
 
 

ARTICLE 9 
TAXES, INSURANCE, AND REPAIR 

 
9.1 Real Property Taxes. Real property taxes and assessments shall be levied against the 

individual Units and not against the property of the Project except for the calendar year in which 
the Project was established. Taxes and assessments that become a lien against the property in the 
year in which the Project was established shall be expenses of administration and shall be 
assessed against the Units located on the land with respect to which the tax or assessment was 
levied in proportion to the Percentage of Value assigned to each Unit. Real property taxes and 
assessments levied in any year in which a vacation of the Project occurs shall be assessed only 
against the individual Units. For tax and special assessment purposes no Unit shall be combined 
with any other Unit or Units, and no assessment of any fraction of a Unit or combination of any 
Unit with other whole or partial Units shall be made, nor shall any division or split of the 
assessment or taxes of a single Unit be made, whether the Unit is owned by an individual or 
multiple Co-owners. Taxes for real property improvements made to or within a specific Unit 
shall be assessed against that Unit only, and each Unit shall be treated as a separate, single parcel 
of real property for purposes of property taxes and special assessments. 

 
9.2 Insurance Coverage. The Association shall be appointed as attorney-in-fact for each 

Co-owner to act on insurance matters and shall be required to obtain and maintain, to the extent 
applicable: casualty insurance with extended coverage, vandalism and malicious mischief 
endorsements; liability insurance (including director's and officer's liability coverage if deemed 
advisable); and worker's compensation insurance pertinent to the ownership, use, and 
maintenance of the Common Elements of the Project. The Association may purchase and carry 
such other insurance coverage as the Board of Directors, in its sole discretion, may determine 
from time to time to be in the best interests of the Association and Unit Co-owners. All insurance 
shall be purchased by the Board of Directors for the benefit of the Association, the Co-owners, 
the mortgagees, and the Developer, as their interests may appear. Such insurance, other than title 
insurance, shall be carried and administered according to the following provisions: 

 
  (a) Co-owner responsibilities. Each Co-owner will be responsible for obtaining 

insurance (generally Form HO-6) coverage for the Co-owner's personal property and 
improvements located within the Co-owner's Unit or elsewhere on the Condominium, for 
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personal liability for occurrences within the Co-owner's Unit or on the Limited Common 
Elements appurtenant to the Co-owner's Unit, and for alternative living expenses in the 
event of fire or other casualty causing temporary loss of the Co-owner's Unit. All 
insurance carried by the Association or any Co-owner shall contain provisions waiving 
the right of subrogation as to any claims against any Co-owner or the Association for 
insured losses. 

 
  (b) Common element insurance. The General Common Elements of the Project 

shall be insured by the Association against fire and other perils covered by a standard 
extended coverage endorsement, to the extent deemed applicable and appropriate, in an 
amount to be determined annually by the Board.  

 
  (c) Fidelity insurance. The Association shall fidelity coverage to protect against 

dishonest acts by its officers, directors, trustees, and employees and all others who are 
responsible for handling funds of the Association. 

 
       (d) Power of attorney. The Board is irrevocably appointed as the agent for each 

Co-owner, each mortgagee, other named insureds and their beneficiaries, and any other 
holder of a lien or other interest in the Condominium or the property, to adjust and settle 
all claims arising under insurance policies purchased by the Board and to execute and 
deliver releases upon the payment of claims. 

 
 (e) Indemnification. Each individual Co-owner shall indemnify and hold harmless 
every other Co-owner, the Developer, and the Association for all damages, costs, and 
judgments, including reasonable attorney fees, that any indemnified party may suffer as a 
result of defending claims arising out of an occurrence on or within an individual Co-
owner's Unit or appurtenant Limited Common Elements. This provision shall not be 
construed to give an insurer any subrogation right or other right or claim against an 
individual Co-owner, the Developer or the Association. 

 
  (f) Premium expenses. Except as otherwise provided, all premiums upon 

insurance purchased by the Association pursuant to these Bylaws shall be expenses of 
administration. 

 
9.3 Reconstruction and Repair. The following provisions will control if any part of the 

Condominium property is damaged or destroyed: 
 

  (a) General Common Elements. If the damaged property is a General Common 
Element, the damaged property shall be repaired or rebuilt promptly unless 80 percent or 
more of the Co-owners and the institutional holders of mortgages on any Unit in the 
project agree to the contrary. Provided, that if the affected General Common Element is 
the common roadway providing the sole means of ingress and egress to one or more 
Units in the Project, it will be repaired or rebuilt unless the 80 percent or more of the Co-
owners agreeing not to repair or rebuild includes the Co-owners of all such Units. 
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  (b) Limited Common Elements and improvements. If the damaged property is a 

Limited Common Element or an improvement located within the boundaries of a Unit, 
the Co-owner of the applicable Unit or Units alone shall determine whether to rebuild or 
repair the damaged property, subject to the rights of any mortgagee or other person 
having an interest in the property, and the Co-owner shall be responsible for the cost of 
any reconstruction or repair that the Co-owner elects to make. The Co-owner shall in any 
event remove all debris and restore the Unit and its improvements to a clean and sightly 
condition satisfactory to the Association within a reasonable period of time following the 
occurrence of the damage. 

 
 (c) Reconstruction standards. Any reconstruction or repair shall be substantially in 
accordance with the Master Deed and the original plans and specifications for the 
improvements located within the Unit, unless prior written approval for changes is 
obtained from the Association. 

 
  (d) Procedure and timing. Immediately after the occurrence of a casualty causing 

damage that is to be reconstructed or repaired by the Association, the Association shall 
obtain reliable and detailed estimates of the cost to place the damaged property in a 
condition as good as that existing before the damage. If the proceeds of insurance are not 
sufficient to cover the estimated cost of reconstruction or repair required to be performed 
by the Association, or if at any time during such reconstruction or repair the funds for the 
payment of such costs by the Association are insufficient, assessments shall be levied 
against all Co-owners in sufficient amounts to provide funds to pay the estimated or 
actual costs of reconstruction or repair. 

 
  (e) Withdrawal from the Condominium. If a decision to reconstruct is not made in 

the manner provided by subparagraphs (a) and (b) of Article 9.3, provision for the 
withdrawal of the damaged property from the project and the provisions of the Act may 
be made by the affirmative vote of not fewer than 80 percent of the co-owners voting at a 
meeting called for the specific purpose. The meeting shall be held within 30 days 
following the final adjustment of insurance claims, if any, or within 90 days after the 
casualty happens, whichever first occurs. If any Unit or portion of a Unit is withdrawn, 
the percentage of ownership in the Common Elements appurtenant to the withdrawn 
property shall be reallocated among the remaining Units not withdrawn on the basis of 
the relative percentages of ownership in the Common Elements appurtenant to each 
remaining Unit. If only a portion of a Unit is withdrawn, the percentage of ownership in 
the Common Elements appurtenant to the Unit shall be reduced accordingly, upon the 
basis of the diminution in market value of such Unit, as determined by the Board. 

 
  (f) Allocation of proceeds. In the event of the withdrawal of a Unit, a Common 

Element or a portion of either, any insurance proceeds received by the Association shall 
be allocated among the withdrawn Units and/or Common Elements on the basis of the 
square footage withdrawn or such other equitable basis as the Board may determine. As 
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compensation for such withdrawals: (1) any insurance proceeds allocated to withdrawn 
Units or portions of Units shall be applied in payment to the Co-owners of such Units in 
proportion to their relative percentages of ownership in the Common Elements 
appurtenant to such withdrawn Units, or portions of them; (2) any insurance proceeds 
allocated to withdrawn portions of the Limited Common Elements shall be applied in 
payment to the Unit Co-owners entitled to their use in proportion to their relative 
percentages of ownership in the Common Elements appurtenant to the Units served by 
such Limited Common Elements; and (3) any insurance proceeds allocated to withdrawn 
portions of the General Common Elements shall be applied in payment to all Unit Co-
owners in proportion to their relative percentages of ownership in the Common Elements. 
Upon the withdrawal of any Unit or portion of a Unit, the Co-owner shall be relieved of 
further responsibility or liability for the payment of any assessments, if the entire Unit is 
withdrawn, or for the payment of a portion of such assessments proportional to the 
diminution in square footage of such Unit, if only a portion of the Unit is withdrawn. 

 
9.4 Eminent Domain. The following provisions will control upon any taking by eminent 

domain: 
 

  (a) Units. In the event of the taking of all or any portion of a Unit, the award for 
such taking shall be paid to the Co-owner of the Unit and any mortgagee of the Unit, as 
their interests may appear. If a Co-owner's entire Unit is taken by eminent domain, such 
Co-owner and any mortgagee shall, after acceptance of the condemnation award, be 
divested of all interest in the Project. 

 
 (b) Common Elements. In the event of the taking of all or any portion of the 
General Common Elements, the condemnation proceeds relative to the taking shall be 
paid to the Association for use and/or distribution to its members. The affirmative vote of 
80 percent or more of the Co-owners in number and in value shall determine whether to 
rebuild, repair, or replace the portion so taken or to take such other action as the Co-
owners deem appropriate. 
 

  (c) Amendment to Master Deed. In the event the Project continues after the taking 
by eminent domain, the remaining portion of the Project shall be resurveyed and the 
Master Deed amended accordingly. If any Unit shall have been taken, Article 5 of the 
Master Deed shall also be amended to reflect the taking and to proportionately readjust 
the Percentages of Value of the remaining Co-owners based upon the continuing total 
value of the Condominium of 100 percent. The amendment may be completed by an 
officer of the Association duly authorized by the Board without the necessity of 
execution or specific approval by any Co-owner. 

 
  (d) Notice to mortgagees. In the event any Unit in the Condominium, the 

Common Elements, or any portion of them is made the subject matter of an eminent 
domain proceeding or is otherwise sought to be acquired by a condemning authority, the 
Association shall promptly notify each holder of a publicly recorded mortgage lien on 
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any of the Units in the Condominium. 
 
  (e) Inconsistent provisions. To the extent not inconsistent with the provisions of 

this Article, section 133 of the Act ("Contractable Projects") shall control upon any 
taking by eminent domain. 

 
ARTICLE 10 

USE AND OCCUPANCY RESTRICTIONS 
 

10.1  Residential Use. Condominium Units shall be used exclusively for residential 
occupancy, and no Unit or appurtenant Common Element shall be used for any purpose other 
than that of a single family residence or purposes incidental to residential use. Home occupations 
conducted entirely within the residence and participated in solely by members of the immediate 
family residing in the residence, that do not generate unreasonable traffic by members of the 
general public and do not change the residential character of the building, are expressly declared 
to be incidental to primary residential use.  Also, professional and quasi-professional co-owners 
may use their residence as an ancillary facility to an office established elsewhere, so long as such 
use does not generate unreasonable traffic by members of the general public. It shall be the 
responsibility of any Co-owner wishing to conduct a home occupation to obtain any required 
approval or permit from local governmental authorities or other third parties. No building 
intended for other business uses, and no apartment house, rooming house, day care facility, foster 
care residence, or other commercial and/or multiple-family dwelling of any kind shall be erected, 
placed, or permitted in any Unit. 

 
10.2 Common Areas. The Common Elements shall be used only by the Co-owners of 

Units in the Condominium and by their agents, tenants, family members, invitees, and licensees 
for access, ingress to, and egress from the respective Units, and for other purposes incidental to 
use of the Units; provided, that any parking areas, storage facilities, or other Common Elements 
designed for a specific purpose shall be used only for those purposes or other uses approved by 
the Board. The use, maintenance, and operation of the Common Elements shall not be 
obstructed, damaged, or unreasonably interfered with by any Co-owner, and shall be subject to 
any lease or easement presently in existence or entered into by the Board at some future date that 
affects all or any part of the Common Elements. Residents shall not speed on any of the roads 
within the Project, and shall maintain a proper speed at all times and in accordance with any 
posted speed limits and/or rules and regulations adopted by the Board of Directors. 

 
 10.3 Alterations to a Condominium Unit or Common Element. 
 

  (a)   Co-owner Alterations.  No Co-owner shall make alterations in exterior appearance 
or make structural modifications to any Unit (including interior walls through or in which there 
exist easements for support or utilities) or make changes in the appearance or use of any of the 
Common Elements, limited or general, without the express written approval of the Board of 
Directors, including but not limited to, exterior painting, replacement of windows, installation of 
egress windows, or the erection of lights, awnings, shutters, doors, newspaper holders, mailboxes, 
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spas, hot tubs, decks, landscaping, invisible pet fences or other exterior attachments or 
modifications.  The erection of antennas, DBS reception devices, and other technologies regulated 
by the Federal Communications Commission, shall be in accordance with duly promulgated rules 
and regulations of the Association, which shall at all times be construed so as not to violate FCC 
regulations applicable thereto. The Association shall not approve any alterations or structural 
modifications that would jeopardize or impair the soundness, safety, or appearance of the 
Project. Any Co-owner may make alterations, additions, or improvements within the Co-owner's 
Unit without the prior approval of the Board, but the Co-owner shall be responsible for any 
damage to other Units, the Common Elements, or the property resulting from such alterations, 
additions, or improvements. All costs for the maintenance, repair and replacement of any Co-
owner alteration or modification shall be the complete responsibility of the Co-owner. 
 
 (b)   Modification or Improvement to Accommodate the Disabled. Notwithstanding the 
previous subparagraph A, a Co-owner may make improvements or modifications to the Co-owner's 
Condominium Unit, including Common Elements and the route from the public way to the door of 
the Co-owner's Condominium Unit, at the Co-owner's expense, if the purpose of the improvement 
or modification is to facilitate access to or movement within the Unit for persons with disabilities 
who reside in or regularly visit the Unit or to alleviate conditions that could be hazardous to 
persons with disabilities who reside in or regularly visit the Unit, subject to the following:  
 

 (1) The improvement or modification shall not impair the structural integrity of a 
structure or otherwise lessen the support of a portion of the Condominium Project, nor 
unreasonably prevent passage by other residents of the Condominium Project upon the Common 
Elements. 
 
 (2) The Co-owner shall be liable for the cost of repairing any damage to a Common 
Element caused by building or maintaining the improvement or modification, and such 
improvement or modification shall comply with all applicable state and local building 
requirements and health and safety laws and ordinances and shall be made as closely as possible in 
conformity with the intent of applicable prohibitions and restrictions regarding safety and 
aesthetics of the proposed modification. 
 

 (3) Before an improvement or modification allowed by this subsection is made the 
Co-owner shall submit plans and specifications for such alteration to the Association for 
approval.  If the proposed alteration substantially conforms to the requirements of this 
subsection, the Association shall not deny the same without good cause.  A denial shall be in 
writing, delivered to the Co-owner, listing the changes needed for the proposed alteration to 
conform.  Any requests for approval by the Association under this subsection shall be acted upon 
not later than sixty (60) days after the required plans and specifications are submitted.  Failure of 
the Association to approve or deny a request within the sixty (60) day period shall entitle the 
Co-owner to undertake the alteration without the approval of the Association.   
 
 (4) Any Co-owner making an alteration pursuant to this subsection shall maintain liability 
insurance and provide the Association with proof thereof prior to undertaking the alteration or 
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modification, underwritten by an insurer authorized to do business in this state, in an amount 
adequate to compensate for personal injuries caused by the exterior improvement or modification, 
and naming the Association as an additional insured, but the Co-owner shall not be liable for acts 
or omissions of the Association with respect to the exterior alteration, and the Co-owner shall not 
be required to maintain liability insurance with respect to any Common Element. 
 

 (5) Responsibility for the cost of any maintenance, repair or replacement of an exterior 
alteration allowed by this Section shall be in accordance with the provisions of Section 47(a) of 
the Michigan Condominium Act. 

 
  (6) A Co-owner having made an improvement or modification allowed by this subsection 
shall notify the Association in writing of the Co-owner's intention to convey any interest in or 
lease his or her Condominium Unit to another, not less than thirty (30) days before the effective 
date of the conveyance or lease.  Not more than thirty (30) days after receiving such a notice, the 
Association may require that the Co-owner remove the improvement or modification and restore 
the premises at the Co-owner's expense.  In the absence of the required notice of conveyance or 
lease, the Association may at any time remove or require the Co-owner to remove the 
improvement or modification at the Co-owner's expense, however, the Association may not 
remove or require the removal of an improvement or modification if the Co-owner intends to 
resume residing in the Unit within 12 months or a Co-owner conveys or leases the Condominium 
Unit to a person with disabilities who needs the same type of improvement or modification, or 
who has a person residing with him or her who requires the same type of improvement or 
modification.  As used in this Section, “person with disabilities” means that term as defined in 
Section 2 of the state construction code act of 1972 – MCL 125.1502.   
 

10.4 Specific Restrictions. Without limiting the generality of the preceding provisions 
in this Article, the use of the Project and all Common Elements by any Co-owner shall be subject 
to the following restrictions: 

 
 (a)  Household Composition. No rule shall interfere with the freedom of occupants to 
determine the composition of their households, except that the Association shall have the power 
to adopt rules limiting the use of Units to single family residential use and to limit the total 
number of occupants permitted in each Unit on the basis of size and facilities and its fair share 
use of the Common Elements including parking.  
 
  
 

(b) Use of Common Elements.  The Common Elements, limited or general, shall not be 
used for storage of supplies, materials, personal property or trash or refuse of any kind, except as 
provided in duly adopted rules and regulations of the Association. Trash receptacles shall be 
maintained in garages or other areas designated therefor by the Association, and except for such 
short periods of time established by the Board of Directors as necessary to permit periodic 
collection of trash, shall not be permitted to remain elsewhere on the Common Elements at any 
time. No bicycles, vehicles, chairs, benches, toys, baby carriages, obstructions or other personal 
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property may be left unattended on or about the Common Elements. Use of all General Common 
Elements may be limited to such times and in such manner as the Board of Directors shall 
determine by duly adopted regulations. In general, no activity shall be carried on nor condition 
maintained by a Co-owner either in his Unit or upon the Common Elements, which detracts from 
or spoils the appearance of the Condominium.  

 
(c) Nuisances. No nuisances shall be permitted on the property nor shall any use or 

practice be permitted that is a source of annoyance to, or that interferes with the peaceful 
possession or proper use of the Project by the Co-owners. No Unit shall be used in whole or in 
part for the storage of rubbish or trash, nor for the storage of any property or thing that may 
cause the Unit to appear in an unclean or untidy condition. No substance or material shall be kept 
on a Unit that will emit foul or obnoxious odors, or that will cause excessive noise that will or 
might disturb the peace, quiet, comfort, or serenity of the occupants of surrounding Units. 

 
(d)  Prohibited uses. No immoral, improper, offensive, or unlawful use shall be 

conducted on the property, and nothing shall be done or kept in any Unit or on the Common 
Elements that will increase the rate of insurance for the Project without the prior written consent 
of the Association. No Co-owner shall permit anything to be done or kept in the Co-owner's Unit 
or elsewhere on the Common Elements that will result in the cancellation of insurance on any 
Unit or any part of the Common Elements, or that will be in violation of any law. 

 
 (e) Signs. No signs (including “For Sale” and “For Rent” signs), advertising devices, 
pennants or flags (other than a US flag no larger than 3' x 5'), that are visible from the exterior of a 
Unit or from the common elements shall be displayed from any Unit, without written permission 
from the Association or as otherwise permitted by the rules and regulations adopted by the Board 
of Directors.  
 

(f) Personal property. No Co-owner shall display, hang, or store any clothing, sheets, 
blankets, laundry, or other articles outside a Unit or inside the Unit in a way that is visible from 
the outside of the Unit, except for draperies, curtains, blinds, or shades of a customary type and 
appearance. Neither shall any Co-owner paint or decorate the outside of a Unit or install any 
radio or television antenna, window air-conditioning unit, snap-in window divider, awning, or 
other equipment, fixtures, or items without written permission from the Association. Exceptions 
to this subsection may be made by the Association for temporary holiday decorations, bird 
feeders, landscape accents and the like. These restrictions shall not be construed to prohibit a Co-
owner from placing and maintaining an outdoor grill, outdoor furniture and accouterments, and 
decorative foliage of a customary type and appearance on a deck, patio, or stoop that is a limited 
common element appurtenant to a Unit.  However, storage of furniture or other personal property 
on any open deck, patio or stoop is subject to rules and regulations as may be adopted by the 
Board of Directors. 

 
(g) Firearms and weapons. No Co-owner shall use, or permit the use by any occupant, 

agent, tenant, invitee, guest, or member of the Co-owner's family of any firearms, air rifles, pellet 
guns, B-B guns, bows and arrows, fireworks or other dangerous weapons, projectiles, or devices 
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anywhere on or about the Project. 
 

 (h) Pets and animals. Except for 1 dog and 1 cat, no animals of any kind may be kept 
or maintained in any Unit without the prior written consent of the Association, which consent, if 
given, may be revoked at any time by the Association. No exotic, savage, or dangerous animal 
shall be kept on the property, and no animal may be kept or bred for commercial purposes. 
Renters and guests will not be permitted to have pets at any time without express written 
approval of the Board of Directors. Common household pets permitted under the provisions of 
this subsection shall be kept only in compliance with the rules and regulations promulgated by 
the Board of Directors from time to time, and must at all times be kept under care and restraint so 
as not to be obnoxious on account of noise, odor, or unsanitary conditions. No animal shall be 
permitted to run loose upon the Common Elements or within any Unit (except the Unit owned by 
the owner of such animal), and the owner of each pet shall be responsible for immediately 
collecting and properly disposing of wastes and litter of their pet. 
 
 The Association may charge a Co-owner maintaining animals a reasonable supplemental 
assessment if the Association determines that such an assessment is necessary to defray 
additional maintenance costs to the Association of accommodating animals within the 
Condominium. After a hearing in which the owner of the animal in question is permitted to 
participate, the Association may, without liability to the owner of the pet, remove or cause any 
animal to be removed from the Condominium that it determines to be in violation of the 
restrictions imposed by this Article. Any person who causes or permits any animal to be brought 
to or kept on the Condominium property shall indemnify and hold the Association harmless from 
any loss, damage, or liability that the Association may sustain as a result of the presence of such 
animal on the Condominium property. 

 
 (i) Vehicles and Parking. No recreational vehicle, motor home, boat or trailer shall 
be parked outside of a garage, or stored in any garage if such storage would prevent full closure 
of the door to the garage, without the written approval of the Association; provided, however, 
that such vehicles may be visibly parked for a period of not more than 72 consecutive hours (nor 
more than 6 days in any 30 day period) to permit loading, unloading, vacation preparation and 
the like. No snowmobile, dirt bike, go-cart, all-terrain vehicle or other motorized recreational 
vehicle shall be operated within the Project without written permission from the Association. No 
maintenance or repair shall be performed on any boat or vehicle of any type except within a 
garage or Unit where totally isolated from public view without prior written permission from the 
Association.  Each Co-owner shall park said Co-owner’s vehicles in the Unit garage spaces 
provided therefore, and no more than two (2) vehicles shall be kept outside a closed garage 
anywhere on the Condominium Property by those persons residing in any Unit except as the 
Association may make reasonable exceptions thereto from time to time. Vehicles kept outside 
the garage shall be parked only on the Limited Common Element driveway appurtenant to a Unit 
and not on the General Common Element guest parking areas unless approved in writing by the 
Association. No inoperable or unlicensed vehicles of any type may be brought or stored upon the 
Condominium Property either temporarily or permanently, unless parked in the garage with the 
door closed.   Commercial vehicles and trucks shall not be parked in or about the Condominium 
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unless while making deliveries or pickups in the normal course of business. Both for security 
reasons and to present an attractive appearance to the Project, all garage doors are to be closed 
overnight and shall not otherwise remain open for prolonged periods. No vehicles shall be 
parked on sidewalks or lawn areas, nor shall vehicles be parked along the private drive(s) (except 
in the event of occasional parties or receptions generating a need for such parking). Overnight 
parking on any street in the Condominium is prohibited except as the Association may make 
reasonable exceptions thereto from time to time. 

 
(j)  Accessory Structures and Objects. No tent, trampoline, portable pool, shack, 

shed, garage accessory building, outbuilding or other structure of a temporary character shall be 
erected, occupied or used at any time without the prior written consent of the Board of Directors.  

 
(k)  Satellite Dishes and Other Antennas. No device or equipment used for the receipt 

of video programming services, including direct broadcast satellite, television broadcast and 
multipoint distribution service (collectively, “Satellite Dish”) larger than one meter in diameter 
in size may be installed within the Project without prior written consent of the Association.  
Satellite dishes one meter and smaller in diameter may be installed in the Project as permitted by 
duly adopted rules and regulations of the Association.  The rules and regulations adopted 
pursuant to this subparagraph shall not be inconsistent with any then valid and existing rule of 
the Federal Communications Commission or its successor. 

 
(l)  Utility Access. No Co-owner shall in any way restrict access to any utility line or 

other Common Element that must be accessible to service the Common Elements or to any Unit 
in ant manner which affects the Association’s responsibility in any way without the prior written 
consent of the Board of Directors. 

 
(m)  Garage Sales. No garage sales, estate sales, rummage sales or similar activities may 

be conducted on the Condominium Premises without the prior written consent of the Board of 
Directors.  

 
(n) Landscaping. Each Co-owner may plant annual or perennial flowers (but no other 

plants or vegetation) in the General Common Element planting bed immediately adjacent to the 
Co-owner’s Unit subject to limitations and restrictions as may be promulgated by the Board of 
Directors. Other than this limited right to plant annual and perennial flowers only, no Co-owner 
shall perform any landscaping or plant any trees or shrubs or place any ornamental materials 
upon the Common Elements unless approved in writing by the Board or permitted by the rules 
and regulations adopted by the Board. 

 
(o) Arbitration and Hearing.  In the absence of an election to arbitrate pursuant to Article 

14 of these Bylaws, a dispute or question whether a violation of any specific regulation or 
restriction in this article has occurred shall be submitted to the Board of Directors of the 
Association, which shall conduct a hearing and render a written decision. The board's decision 
shall bind all owners and other parties that have an interest in the condominium  
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10.5 Zoning Compliance. In addition to the restrictions contained in this Article, the use 
of any Unit must satisfy the requirements of the zoning ordinances of the municipality in which 
the Project is located in effect at the time of the contemplated use, unless a variance for such use 
is obtained from the municipality. 

 
 
10.6 Rules and Regulations. Additional rules and regulations consistent with the Act, the 

Master Deed, and these Bylaws concerning the use of Units and Common Elements may be 
promulgated and amended by the Board. Copies of such rules and regulations must be furnished 
by the Board to each Co-owner at least 10 days prior to their effective date, and may be revoked 
at any time by the affirmative vote of a majority of all Co-owners entitled to vote. 

 
 10.7 Association Access to Units and/or Limited Commons Elements.  The Association or 
its duly authorized agents shall have access to each Unit and any limited Common Elements 
appurtenant thereto from time to time, during reasonable working hours, upon notice to the 
Co-owner thereof, as may be necessary for the maintenance, repair or replacement of any of the 
Common Elements.  The Association or its agents shall also have access to each Unit and any 
Limited Common Elements appurtenant thereto at all times without notice as may be necessary to 
make emergency repairs to prevent damage to the Common Elements or to another Unit.  In all 
such cases of access by the Association or its agents, due care shall be exercised to avoid or 
minimize damage to the extent reasonably possible.  It shall be the responsibility of each Co-owner 
to provide the Association means of access to his Unit and any Limited Common Elements 
appurtenant thereto during all periods of absence and in the event of the failure of such Co-owner 
to provide means of access, the Association may gain access in such manner as may be reasonable 
under the circumstances and shall not be liable to such Co-owner for any necessary damage to his 
Unit and any Limited Common Elements appurtenant thereto caused thereby or for repair or 
replacement of any doors or windows damaged in gaining such access. 
 
 10.8 Co-owner Maintenance of Unit and Limited Common Elements.  Each Co-owner 
shall maintain his Unit and any Limited Common Elements appurtenant thereto for which he has 
maintenance responsibility in a safe, clean and sanitary condition.  Each Co-owner shall also use 
due care to avoid damaging any of the Common Elements, including, but not limited to, the 
telephone, water, gas, plumbing, electrical, cable TV or other utility conduits and systems and any 
other Common Elements in any Unit which are appurtenant to or which may affect any other Unit. 
 Each Co-owner shall be responsible for damages or costs to the Association resulting from 
damage to or misuse of any of the Common Elements by him, or his family, guests, agents or 
invitees, or by casualties and occurrences, whether or not resulting from Co-owner negligence, 
involving items or Common Elements which are the responsibility of the Co-owner to maintain, 
repair and replace, unless such damages or costs are covered by insurance carried by the 
Association, in which case there shall be no such responsibility (unless reimbursement to the 
Association is excluded by virtue of a deductible provision, in which case the responsible 
Co-owner shall bear the expense to the extent of the deductible amount.)  Any costs or damages to 
the Association may be assessed to and collected from the responsible Co-owner in the manner 
provided in Article 8 hereof.  Each individual Co-owner shall indemnify the Association and all 
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other Co-owners against such damages and costs, including reasonable attorneys' fees, and all such 
costs or damages to the Association may be assessed to and collected from the responsible 
Co-owner in the manner provided in Article 8 hereof.  The Co-owners shall have the responsibility 
to report to the Association any Common Element which has been damaged or which is otherwise 
in need of maintenance, repair or replacement. 
 
 10.9 Costs of Enforcing Documents.  Any and all costs, damages, fines, expenses and/or 
actual attorneys fees incurred or levied by the Association in enforcing any of the restrictions set 
forth in this Article 10, Article 12 and/or rules and regulations promulgated by the Board of 
Directors of the Association, and any expenses incurred as a result of the conduct of less than all 
those entitled to occupy the Condominium Project, or by their licensees or invitees, may be 
assessed to, secured by the statutory lien on the Unit, and collected from the responsible Co-owner 
or Co-owners in the manner provided in Article 8 hereof.  This specifically includes actual costs 
and legal fees incurred by the Association in investigating and seeking legal advice concerning 
violations, and responding to and defending actions relating to violations in small claims court, or 
any other court of competent jurisdiction. 
 

10.10 Enforcement by Developer. The Project shall at all times be maintained in a 
manner consistent with the highest standards of a private residential community, used and 
occupied for the benefit of the Co-owners and all other persons interested in the Condominium. 
If at any time the Association fails or refuses to carry out its obligations to maintain, repair, 
replace, and landscape in a manner consistent with the maintenance of such standards, the 
Developer, or any person to whom it may assign this right may, at its option, elect to maintain, 
repair, and/or replace any Common Elements or to do any landscaping required by these Bylaws 
and to charge the cost to the Association as an expense of administration. The Developer shall 
have the right to enforce these Bylaws throughout the Development and Sales Period, which 
right of enforcement shall include (without limitation) an action to restrain the Association or 
any Co-owner from any prohibited activity. 

 
10.11 Remedies on Breach. In addition to the remedies granted elsewhere in these 

Bylaws, the Association, acting through it’s duly designated Board of Directors, shall have the 
right to levy and assess monetary fines for violation of any provision of the Condominium 
Documents. Any such fines levied against a Co-owner shall be due the first of the next following 
month and failure to pay will subject the Co-owner to all liabilities set forth in the Condominium 
Documents including, without limitation, those described in Article 8 of these Bylaws. The 
Association shall also have the right, in the event of a violation of the restrictions on use and 
occupancy imposed by this Article, to enter the Unit and to remove or correct the cause of the 
violation. Such entry will not constitute a trespass, and the Co-owner of the Unit will reimburse 
the Association for all costs of the removal or correction. Failure to enforce any of the 
restrictions contained in this section will not constitute a waiver of the right of the Association to 
enforce restrictions in the future. 

 
10.12 Reserved Rights of Developer. The restrictions contained in this Article shall not 

apply to the commercial activities of the Developer during the Development and Sales Period. 
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The Developer shall also have the right to maintain a sales office, advertising display signs, 
storage areas, and reasonable parking incident to its sales efforts and such access to, from, and 
over the Condominium property as may be reasonable to enable development and sale of the 
entire Project. 

 
 
10.13 Assignment and Succession. Any of the rights granted to or reserved by the 

Developer in the Condominium Documents or by law may be assigned by it to any other entity 
or to the Association. Any such assignment or transfer shall be made by an appropriate document 
in writing, signed by the Developer and recorded in the public records of the county in which the 
Project is located. Upon such qualification, the assignee will have the same rights and powers as 
those granted to or reserved by the Developer in the Condominium Documents. 

 
ARTICLE 11 

MORTGAGES 
 

11.1 Notice to Association. Any Co-owner who mortgages a Unit shall notify the 
Association of the name and address of the mortgagee (referenced in this Article as a 
"mortgagee"), and the Association will maintain such information. The information relating to 
mortgagees will be made available to the Developer or its successors as needed for the purpose 
of obtaining consent from, or giving notice to mortgagee concerning actions requiring consent or 
notice to mortgagees under the Condominium Documents or the Act. 

 
11.2 Insurance. The Association shall notify each mortgagee of the name of each 

company insuring the Condominium against fire, perils covered by extended coverage, and 
vandalism and malicious mischief, with the amounts of the coverage. 

 
11.3 Rights of Mortgagees. Except as otherwise required by applicable law or regulation, 

a mortgagee has the following rights: 
 

 (a) Inspection and notice. Upon written request to the Association, a mortgagee will be 
entitled to: (1) inspect the books and records relating to the Project upon reasonable 
notice; (2) receive a copy of the annual financial statement that is distributed to Co-
owners; (3) notice of any default under the Condominium Documents by its mortgagor in 
the performance of the mortgagor's obligations that is not cured within 30 days; and (4) 
notice of all meetings of the Association and its right to designate a representative to 
attend the meetings. 
 
(b) Exemption from restrictions. A mortgagee that comes into possession of a Unit 
pursuant to the remedies provided in the mortgage or by deed in lieu of foreclosure, shall 
be exempt from any option or right of first refusal on the sale or rental of the mortgaged 
Unit in the Condominium Documents. 

 
 (c) Past-due assessments. A mortgagee that comes into possession of a Unit pursuant to 
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the remedies provided in the mortgage, or by deed in lieu of foreclosure, shall take the 
Unit free of any claims for unpaid assessments or charges against the mortgaged Unit that 
accrue prior to the time the mortgagee comes into possession, except for assessments 
having priority as liens against the Unit or claims for a pro rata share of such assessments 
or charges resulting from a reallocation of such assessments charged to all Units 
including the mortgaged Unit. 

 
11.4 Additional Notification. When notice is to be given to a mortgagee, the Board shall 

also give such notice to the Federal Home Loan Mortgage Corporation, the Federal National 
Mortgage Association, the Veterans Administration, the Federal Housing Administration, the 
Farmer's Home Administration, the Government National Mortgage Association and any other 
public or private secondary mortgage market entity participating in purchasing or guarantying 
mortgages of Units in the Condominium if the Board has notice of such participation. 

 
ARTICLE 12 

LEASES 
 

12.1 Notice of Lease. A Co-owner, including the Developer, intending to lease a Unit, 
shall disclose that fact in writing to the Association at least 10 days before presenting a lease 
form to the prospective tenant and, at the same time, shall supply the Association with a copy of 
the lease form. No Co-owner, other than the Developer, shall lease a Unit for a period of less 
than 90 days without the prior written consent of the Association. 

 
12.2 Terms of Lease. Non Co-owner occupants of a Unit shall comply with all the 

conditions of the Condominium Documents of the Project, and all lease and rental agreements 
must require such compliance.   

 
12.3 Remedies of Association. If the Association determines that any non Co-owner 

occupant has failed to comply with any conditions of the Condominium Documents, the 
Association may take the following action: 

 
 (a) Notice. The Association shall notify the Co-owner of the Unit by certified mail 

advising of the alleged violation by the non Co-owner occupant. 
 
 (b) Investigation. The Co-owner will have 15 days after receipt of the notice to 

investigate and correct the alleged breach by the non Co-owner occupant or to advise the 
Association that a violation has not occurred. 

 
 (c) Legal action. If, after 15 days, the Association believes that the alleged breach has not 

been cured or may be repeated, it may institute an action for eviction against the non Co-
owner occupant and a simultaneous action for money damages (in the same or in a 
separate action) against both the Co-owner and the non Co-owner occupant for breach of 
the conditions of the Condominium Documents. The relief provided for in this Article 
may be by summary proceeding. The Association may hold both the non Co-owner 
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occupant and the Co-owner liable for any damages to the Common Elements caused by 
the Co-owner or non Co-owner occupant in connection with the Unit or the Project. 

 
12.4 Liability for Assessments. If a Co-owner is in arrears to the Association for 

assessments, the Association may give written notice of the arrearage to a non Co-owner 
occupant occupying the Co-owner's Unit under a lease or rental agreement and the non Co-owner 
occupant, after receiving such notice, shall deduct from rental payments due the Co-owner the 
full arrearage, and future assessments as they fall due, and pay them to the Association. Such 
deductions shall not be a breach of the lease agreement by the non Co-owner occupant.  
 

ARTICLE 13 
TRANSFER OF UNITS 

 
12.1 Unrestricted Transfers. An individual Co-owner may, without restriction under these 

Bylaws, sell, give, devise, or otherwise transfer the Co-owner's Unit, or any interest in the Unit. 
The Association may levy a transfer fee against a new Co-owner and the transferred Unit in an 
amount not to exceed two times the then current monthly assessment plus the reasonable 
administrative costs of transferring ownership on the records of the Association. 

 
12.2 Notice to Association. Whenever a Co-owner shall sell, give, devise, or otherwise 

transfer the Co-owner's Unit, or any interest in the Unit, the Co-owner shall give written notice 
to the Association at least 10 days prior to consummating the transfer. Such notice shall be 
accompanied by documents evidencing the title or interest to be transferred. 

 
ARTICLE 14 

ARBITRATION 
 

13.1 Submission to Arbitration. Any dispute, claim, or grievance arising out of or relating 
to the interpretation or application of the Master Deed, Bylaws, or other Condominium 
Documents, and any disputes, claims, or grievances arising among or between Co-owners or 
between Co-owners and the Association may, upon the election and written consent of the 
parties to the dispute, claim, or grievance, and written notice to the Association, be submitted to 
arbitration. The parties shall accept the arbitrator's decision and/or award as final and binding. 
The commercial arbitration rules of the American Arbitration Association, as amended and in 
effect from time to time, shall be applicable to all such arbitration’s. 

 
13.2 Disputes Involving the Developer. A contract to settle by arbitration may also be 

executed by the Developer and any claimant with respect to any claim against the Developer that 
might be the subject of a civil action, provided that: 

 
 (a) Purchaser's option. At the exclusive option of a purchaser or Co-owner in the Project, 

a contract to settle by arbitration shall be executed by the Developer with respect to any 
claim that might be the subject of a civil action against the Developer, which claim 
involves an amount less than $2,500 and arises out of or relates to a purchase agreement, 
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Unit, or the Project. 
 
 (b) Association's option. At the exclusive option of the Association of Co-owners, a 

contract to settle by arbitration shall be executed by the Developer with respect to any 
claim that might be the subject of a civil action against the Developer, which claim arises 
out of or relates to the Common Elements of the Project, if the amount of the claim is 
$10,000 or less. 

 
13.3 Preservation of Rights. Election by any Co-owner or by the Association to submit 

any dispute, claim, or grievance to arbitration shall preclude that party from litigating the 
dispute, claim, or grievance in the courts. Except as provided in this section, however, all 
interested parties shall be entitled to petition the courts to resolve any dispute, claim, or 
grievance in the absence of an election to arbitrate. 
 

ARTICLE 14 
OTHER PROVISIONS 

 
14.1 Definitions. All terms used in these Bylaws will have the same meaning assigned by 

the Master Deed to which the Bylaws are attached, or as defined in the Act. 
 
14.2 Severability. In the event that any of the terms, provisions, or covenants of these 

Bylaws or of any Condominium Document are held to be partially or wholly invalid or 
unenforceable for any reason whatsoever, such holding shall not affect, alter, modify, or impair 
any of the other terms, provisions, or covenants of such documents or the remaining portions of 
any terms, provisions, or covenants held to be partially invalid or unenforceable. 

 
14.3 Notices. Notices provided for in the Act, Master Deed, or Bylaws shall be in writing 

and shall be addressed to the Association at its registered office in the State of Michigan and to 
any Co-owner at the address contained in the deed of conveyance, or at such other address as 
may subsequently be provided. The Association may designate a different address for notices to 
it by giving written notice of such change of address to all Co-owners. Any Co-owner may 
designate a different address for notices by giving written notice to the Association. Notices 
addressed as above shall be deemed delivered when mailed by United States mail with postage 
prepaid or when delivered in person. 

 
14.4 Amendment. These Bylaws may be amended, altered, changed, added to, or 

repealed only in the manner prescribed in the Master Deed. 
 
14.5 Conflicting Provisions. In the event of a conflict between the Act (or other laws of 

the State of Michigan) and any Condominium Document, the Act (or other laws of the State of 
Michigan) shall govern. In the event of a conflict between the provisions of any one or more of 
the Condominium Documents themselves, the following order of priority shall be applied, and 
the provisions of the document having the highest priority shall govern: 
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1. the Master Deed, including the Condominium Subdivision Plan (but excluding these 
Bylaws); 

2. these Condominium Bylaws; 
3. the Articles of Incorporation of the Association; 
4. the rules and regulations of the Association; and 
5. the Disclosure Statement. 



 

 

Barr Engineering Co.  3033 Orchard Vista Dr SE, Suite 200, Grand Rapids, MI 49546   616.512.7000  www.barr.com 

November 23, 2022 

David Barker  
PO Box 571 
Douglas, MI, 49406 

Re: Wetland Delineation Report – Ferry Street Parcels 

Dear Mr. Barker: 

At your request, Barr Engineering Co. (Barr) conducted a wetland delineation at the above-referenced site. 
The purpose of this wetland delineation report is to summarize the results of the wetland delineation 
conducted on June 21, 2022. 

1.0 Area of Investigation Description 
The Area of Investigation (AOI) includes a portion of parcel numbers 59-017-089-95, 59-017-089-00, 59-
017-089-80, 59-017-089-10, 59-017-089-20, 59-017-089-30, 59-017-089-70, and 59-017-089-60, located 
at 485, 440, 504, 462, 464, 466, 468, and 502 Ferry Street, in the City of Douglas, Allegan County, 
Michigan. Surrounding land uses and cover types include residential, commercial, and industrial. The 
dominant land uses and cover types within the AOI consist of wetlands, upland forest and scrub brush, 
and several utility corridors.   

1.1 Desktop Review 
Barr conducted a desktop review to evaluate aerial imagery, topography, soil types, and mapped wetlands 
within the AOI prior to the wetland delineation. As part of the desktop review, Barr staff reviewed 
resources such as the National Wetlands Inventory (NWI; Figure 1), Natural Resources Conservation 
Service (NRCS) Web Soil Survey (WSS; Figure 2), and aerial photography. 
 
Figure 1. NWI 
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Figure 2. WSS 
 
 
the National Wetlands Inventory (NWI; Figure 2),  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1.2 Methodology 
The wetland delineation was conducted in a manner consistent with the Corps of Engineers Wetlands 
Delineation Manual (USACE 1987) and the Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Northcentral and Northeast Region (Version 2.0, USACE 2012). The wetland 
delineation procedures outlined in these manuals require the evaluation of on-site vegetation, soils, and 
hydrologic characteristics. Site observations are described in the sections below. 

The wetland boundaries were flagged in the field with alphanumerically labeled pink pin flags and/or pink 
flagging tape. Flagging was located using a GPS unit capable of sub-meter accuracy. 
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1.3 Results 
The AOI includes palustrine, or freshwater, emergent (PEM) and scrub-shrub (PSS) habitats. The AOI also 
includes an unmaintained sewer corridor, stormwater detention basins, upland scrub, and recently clear-
cut areas. Figure 3 depicts the approximate location of the wetland areas encountered on site and U.S. 
Army Corps of Engineers (USACE) wetland data forms provide additional wetland detail. 

Vegetation, Soil, and Hydrology 
Wetland A 
This PEM/PSS wetland is located along the western edge of the AOI as identified by flags A1 – A22. The 
vegetation identified within the wetland includes species such as green ash, red osier dogwood, fox 
sedge, woolgrass, bitter dock, Chinese silver grass, and soft rush. Primary and secondary hydrology 
indicators were identified within the wetland. The soils are described in the WSS as Oakville fine sand, 
loamy substratum, a moderately well drained soil. The soils evaluated within the wetland were not 
consistent with this description, as they appeared to be poorly drained, displaying hydric characteristics.   

Wetland B 
This PEM wetland is located on the northern edge of the AOI as identified by flags B1 – B10. The 
vegetation identified within the wetland includes species such as clearweed, purple loosestrife, white 
grass, and white avens. Primary and secondary hydrology indicators were identified within the wetland. 
The soils are described in the WSS as Tekenink loamy fine sand, a well-drained soil. The soils evaluated 
within the wetland were not consistent with this description, as they appeared to be poorly or very poorly 
drained, displaying hydric characteristics.   

Wetland C and D 
These PEM/PSS wetlands are located on the southern half of the AOI as identified by flags C1 – C18 and 
D1 – D36. The vegetation identified within the wetlands include species such as cottonwood, sandbar 
willow, silky dogwood, awl-fruited sedge, marsh bedstraw, panicled aster, common horsetail, quack grass, 
wool grass, and purple loosestrife. Primary and secondary hydrology indicators were identified within the 
wetland. The soils are described in the WSS as Oshtemo-Chelsea (well drained) and Brady sandy loam 
(somewhat poorly drained). The soils evaluated within these wetlands were not consistent with this 
description, as they appeared to be poorly drained, displaying hydric characteristics.   

In contrast, the adjacent upland areas included species such as red cedar, autumn olive, common privet, 
Kentucky bluegrass, velvet grass, blackberry, tall fescue, tall goldenrod, and spinulose woodfern with no 
observed evidence of wetland hydrology or soils. One exception was depressional area located within the 
north-central portion of the AOI in which reed canary grass was a dominant species. However, the area 
did not appear to meet wetland vegetation, hydrology, or hydric soil criteria. Please refer to Upland Data 
Forms 1 through 3 attached. 

1.4 Conclusions 
Based on observations of topography, vegetation, soil, and indicators of hydrology, Barr has determined 
that wetland habitat is present within the AOI. According to Part 303, Wetlands Protection, of the 
Michigan Natural Resources and Environmental Protection Act, 1994 PA 451, as amended, wetlands 
regulated by the State of Michigan include wetlands that are: 

1. Located within 500 feet of, or having a direct surface water connection to, an inland lake, pond, 
river, or stream; or 
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2. Greater than 5 acres in size; or
3. Located within 1,000 feet of, or having a direct surface water connection to, the Great Lakes or 

Lake St. Clair; or
4. A water of the United States as that term is used in section 502(7) of the Federal Water Pollution 

Control Act, 33 USC 1362; or
5. Known to have a documented presence of an endangered or threatened species under Part 365 

of State of Michigan 1994 PA 451, as amended or the Federal Endangered Species Act of 1973, 
Public Law 93-205; or

6. Rare or imperiled.

Wetland A does not appear to be regulated under Part 303 of 1994 PA 451 as amended as it does not 
appear to meet any of the abovementioned criteria.  Therefore, a Part 303 permit would not be required 
from the Michigan Department of Environment, Great Lakes, and Energy (EGLE) in most instances to place 
fill, remove soil, drain surface water from, or make use of this wetland is they concur with this determination.

However, Wetlands B, C, and D appear to be regulated under Part 303 of 1994 PA 451 as they appear to 
have either a direct surface water connection to, or are within 500 feet of, the Warnock County Drain or 
Tannery Creek.  Therefore, a Part 303 permit would be required from EGLE to place fill, remove soil, drain 
surface water from, or make use of these wetlands.

Please be advised that EGLE and in some coastal cases USACE have regulatory authority regarding the 
wetland boundary location(s) and jurisdictional status of wetlands in the State of Michigan. Barr’s wetland 
determination was performed in general accordance with accepted procedures for conducting wetland 
determinations. Barr provides no warranty, guarantee, or other agreement in respect to the period of time 
for which this wetland determination will remain valid. Barr’s conclusions reflect our professional opinion 
based on the site conditions within the AOI observed during the site visits. Discrepancies may arise 
between current and future wetland determinations and delineations due to changes in vegetation and/or 
hydrology as the result of land use practices or other environmental factors, whether on-site or on 
adjacent or nearby properties. In addition, wetland delineations performed outside the growing season,
from late-October until late-April, may differ from those performed at the same site during the growing 
season due to the presence of snow cover or frozen ground conditions. We recommend our wetland 
boundary determination and jurisdictional opinion be reviewed by EGLE prior to undertaking any activity 
within any identified wetlands.

Thank you for the opportunity to provide this wetland delineation.  If you have any questions, please 
contact me at your convenience at 616.512.7042 or rphillips@barr.com.

Sincerely,

BARR ENGINEERING CO.

Randall Phillips, PWS

Senior Ecologist   

BARR ENGINEE

However, Wetlands B, C, and D appear to be regulated under Part 303 of 1994 PA 451 as they appear to
have either a direct surface water connection to, or are within 500 feet of, the Warnock County Drain or 
Tannery Creek. Therefore, a Part 303 permit would be required from EGLE to place fill, remove soil, drain
surface water from, or make use of these wetlands.
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Attachment  



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 3-4

David Barker MI Sampling Point: A up

R.L. Phillips Section, Township, Range: S17 T3N R16W

Oakville fine sand, loamy substratum, 0 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag A9. 

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. A up

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Fraxinus americana 5 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC: 0 (A)

Total Number of Dominant 
Species Across All Strata: 4 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 0.0%

Elaeagnus umbellata 45 Yes UPL

Prevalence Index worksheet:

20 Yes FACU FAC species 5 15

0 0

Total % Cover of:

0

Ligustrum vulgare

UPL species 45 225

Fraxinus americana 5 No FACU FACU species 185

5 =Total Cover

980

Prevalence Index  = B/A = 4.17

235 (A)

15' ) OBL species

Multiply by:

FACW species 0

740

70 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Poa pratensis 85 Yes FACU 1

Holcus lanatus 25 No FACU

Problematic Hydrophytic Vegetation1 (Explain)

Dactylis glomerata 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Rubus allegheniensis 15 No FACU data in Remarks or on a separate sheet)

Parthenocissus quinquefolia 5 No FACU

Toxicodendron radicans 5 No FAC

Fraxinus americana 15 No FACU

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Festuca arundinacea 5 No FACU Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.160 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover
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Sampling Point:

X

SOIL A up

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

Sandy

Loc2 Texture Remarks

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-12 10YR 3/3 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

X No
X No X
X No

X

X
X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag A9.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Corunna sandy loam PUB [PEM/SS obs.]

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): depression/swale Local relief (concave, convex, none): concave Slope %: 1-2

David Barker MI Sampling Point: A wet

R.L. Phillips Section, Township, Range: S17 T3N R16W
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Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size: X

1. X

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.95 =Total Cover

Rosa multiflora 5 No FACU Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Geum canadense 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.Symphyotrichum lanceolatum 5 No

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Impatiens capensis 5 No FACW

Scirpus cyperinus 10 Yes OBL

FACW

FACW

Problematic Hydrophytic Vegetation1 (Explain)

Rumex obtusifolius 10 Yes FAC 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Miscanthus sinensis 10 Yes UPL data in Remarks or on a separate sheet)

Juncus effusus 5 No OBL

40 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Carex vulpinoidea 25 Yes OBL 1

Fraxinus pennsylvanica 15 Yes

10 =Total Cover

315

Prevalence Index  = B/A = 2.17

145 (A)

15' ) OBL species

Multiply by:

FACW species 70

40

Fraxinus pennsylvanica

UPL species 10 50

Ligustrum vulgare 5 No FACU FACU species 10

FACW

Prevalence Index worksheet:

15 Yes FACW FAC species 15 45

40 40

Total % Cover of:

140

8 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 87.5%

Cornus alba 20 Yes

7 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. A wet

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Fraxinus pennsylvanica 10 Yes FACW Number of Dominant Species 
That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/2 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

80 10YR 4/6 20 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL A wet

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Prominent redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 5/2

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 30-35

David Barker MI Sampling Point: B up

R.L. Phillips Section, Township, Range: S17 T3N R16W

Tekenink loamy fine sand, 18 to 35 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag B6.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. B up

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Acer saccharum 75 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC: 0 (A)

Total Number of Dominant 
Species Across All Strata: 5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 0.0%

Acer saccharum 25 Yes FACU

Prevalence Index worksheet:

5 No FACW FAC species 0 0

0 0

Total % Cover of:

20

Fraxinus pennsylvanica

UPL species 0 0

FACU species 145

75 =Total Cover

600

Prevalence Index  = B/A = 3.87

155 (A)

15' ) OBL species

Multiply by:

FACW species 10

580

30 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Carex swanii 20 Yes FACU 1

Holcus lanatus 10 Yes FACU

Problematic Hydrophytic Vegetation1 (Explain)

Solidago caesia 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Dactylis glomerata 10 Yes FACU data in Remarks or on a separate sheet)

Fraxinus pennsylvanica 5 No FACW

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.50 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

SOIL B up

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 3/3

Sandy

Loc2 Texture Remarks

Sandy100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/2 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

X No
X No X
X No

X
X
X

X

X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): 4 Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches): 8

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag B6.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 18 to 35 percent slopes none [PEM/UB obs.]

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): depression Local relief (concave, convex, none): concave Slope %: 0-3

David Barker MI Sampling Point: B wet

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size: X

1. X

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.70 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Persicaria virginiana 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Bidens frondosa 5 No FACW

Geum canadense 10 Yes FAC

OBL

Problematic Hydrophytic Vegetation1 (Explain)

Poa alsodes 5 No FAC 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Leersia virginica 10 Yes FACW data in Remarks or on a separate sheet)

Solidago altissima 5 No FACU

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Pilea fontana 20 Yes FACW 1

Lythrum salicaria 10 Yes

=Total Cover

160

Prevalence Index  = B/A = 2.29

70 (A)

15' ) OBL species

Multiply by:

FACW species 35

20

UPL species 0 0

FACU species 5

Prevalence Index worksheet:

FAC species 20 60

10 10

Total % Cover of:

70

4 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 100.0%

4 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. B wet

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

X

X

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-8 10YR 2/1 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

100

Mucky Sand

Loc2 Texture Remarks

Sandy

SOIL B wet

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

8-12 10YR 5/1

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 2-3

David Barker MI Sampling Point: C,D up

R.L. Phillips Section, Township, Range: S17 T3N R16W

Oshtemo-Chelsea complex, 0 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag C3.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. C,D up

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Juniperus virginiana 5 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC: 0 (A)

Total Number of Dominant 
Species Across All Strata: 3 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 0.0%

Prevalence Index worksheet:

FAC species 5 15

0 0

Total % Cover of:

0

UPL species 10 50

FACU species 165

5 =Total Cover

725

Prevalence Index  = B/A = 4.03

180 (A)

15' ) OBL species

Multiply by:

FACW species 0

660

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Poa pratensis 65 Yes FACU 1

Elymus repens 35 Yes FACU

Problematic Hydrophytic Vegetation1 (Explain)

Festuca arundinacea 10 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Rubus flagellaris 25 No FACU data in Remarks or on a separate sheet)

Solidago altissima 5 No FACU

Plantago lanceolata 5 No FACU

Fragaria virginiana 15 No FACU

UPL

Asclepias syriaca 5 No UPL Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Equisetum arvense 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.Centaurea stoebe 5 No

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.175 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

SOIL C,D up

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 3/4

Sandy

Loc2 Texture Remarks

Sandy100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

X No
X No X
X No

X

X

X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): depression Local relief (concave, convex, none): concave Slope %: 0-2

David Barker MI Sampling Point: B wet

R.L. Phillips Section, Township, Range: S17 T3N R16W

Oshtemo-Chelsea complex, 0 to 6 percent slopes none [PEM/SS obs.]

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag C3.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size: X

1. X

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. B wet

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Populus deltoides 75 Yes FAC Number of Dominant Species 
That Are OBL, FACW, or FAC: 5 (A)

Total Number of Dominant 
Species Across All Strata: 5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 100.0%

Salix interior 40 Yes FACW

Prevalence Index worksheet:

25 Yes FACW FAC species 85 255

105 105

Total % Cover of:

180

Cornus amomum

Fraxinus pennsylvanica 5 No FACW UPL species 0 0

Salix amygdaloides 5 No FACW FACU species 15

75 =Total Cover

600

Prevalence Index  = B/A = 2.03

295 (A)

15' ) OBL species

Multiply by:

FACW species 90

60

75 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Carex stipata 60 Yes OBL 1

Galium palustre 35 Yes OBL

Problematic Hydrophytic Vegetation1 (Explain)

Elymus repens 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Symphyotrichum lanceolatum 10 No FACW data in Remarks or on a separate sheet)

Scirpus cyperinus 5 No OBL

Rubus allegheniensis 5 No FACU

Equisetum arvense 10 No FAC

FACW

Allium canadense 5 No FACU Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Lythrum salicaria 5 No OBL Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.Fraxinus pennsylvanica 5 No

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.145 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

X

SOIL B wet

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

3-10 10YR 2/2

Sandy

Loc2 Texture Remarks

M Sandy90 7.5YR 3/4 10 C

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-3 10YR 2/2 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X

Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Area previously cleared/maintained

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 2 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L 42.642140 Long:  -86.214095 Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 2-3

David Barker MI Sampling Point: UPL 1

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.175 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Lonicera morrowii 5 No FACU Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Solidago rugosa 5 No FAC

Elymus repens 5 No FACU

FACU

Problematic Hydrophytic Vegetation1 (Explain)

Glechoma hederacea 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Dryopteris carthusiana 10 No FACW data in Remarks or on a separate sheet)

Solidago altissima 5 No FACU

5 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Phalaris arundinacea 95 Yes FACW 1

Rubus allegheniensis 45 Yes

65 =Total Cover

675

Prevalence Index  = B/A = 2.76

245 (A)

15' ) OBL species

Multiply by:

FACW species 150

360

UPL species 0 0

FACU species 90

FACU

Prevalence Index worksheet:

FAC species 5 15

0 0

Total % Cover of:

300

5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 40.0%

Prunus serotina 5 Yes

20 Yes FACU 2 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. UPL 1

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Acer saccharinum 45 Yes FACW Number of Dominant Species 
That Are OBL, FACW, or FAC:Prunus serotina

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

90 10YR 4/6 10 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL UPL 1

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 4/4

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Area previously cleared/maintained

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 2 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L 42.641930 Long:  -86.214586 Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 2-3

David Barker MI Sampling Point: UPL 2

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.165 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Galium aparine 5 No FACU

FACU

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Elymus repens 10 No FACU data in Remarks or on a separate sheet)

10 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Phalaris arundinacea 95 Yes FACW 1

Rubus allegheniensis 55 Yes

15 =Total Cover

545

Prevalence Index  = B/A = 2.87

190 (A)

15' ) OBL species

Multiply by:

FACW species 110

300

Prunus serotina

UPL species 5 25

FACU species 75

UPL

Prevalence Index worksheet:

5 Yes FACU FAC species 0 0

0 0

Total % Cover of:

220

5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 40.0%

Pyrus calleryana 5 Yes

2 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. UPL 2

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Acer saccharinum 15 Yes FACW Number of Dominant Species 
That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

90 10YR 3/6 10 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL UPL 2

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 4/4

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
area previously cleared/mainatined

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 2 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L 42.642498 Long:  -86.214321 Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 1-3

David Barker MI Sampling Point: UPL 3

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.175 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Solidago rugosa 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Solidago altissima 5 No FACU

Holcus lanatus 25 No FACU

FACU

Problematic Hydrophytic Vegetation1 (Explain)

Elymus repens 20 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Juncus effusus 30 Yes OBL data in Remarks or on a separate sheet)

Dactylis glomerata 10 No FACU

10 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Phalaris arundinacea 45 Yes FACW 1

Rubus allegheniensis 35 Yes

20 =Total Cover

625

Prevalence Index  = B/A = 3.05

205 (A)

15' ) OBL species

Multiply by:

FACW species 50

480

UPL species 0 0

FACU species 120

FACU

Prevalence Index worksheet:

FAC species 5 15

30 30

Total % Cover of:

100

6 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 50.0%

Prunus serotina 10 Yes

5 Yes FACW 3 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. UPL 3

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Prunus avium 15 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC:Acer saccharinum

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

90 10YR 4/6 10 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL UPL 3

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 4/4
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Barr Engineering Co.  3033 Orchard Vista Dr SE, Suite 200, Grand Rapids, MI 49546   616.512.7000  www.barr.com 

November 23, 2022 

David Barker  
PO Box 571 
Douglas, MI, 49406 

Re: Wetland Delineation Report – Ferry Street Parcels 

Dear Mr. Barker: 

At your request, Barr Engineering Co. (Barr) conducted a wetland delineation at the above-referenced site. 
The purpose of this wetland delineation report is to summarize the results of the wetland delineation 
conducted on June 21, 2022. 

1.0 Area of Investigation Description 
The Area of Investigation (AOI) includes a portion of parcel numbers 59-017-089-95, 59-017-089-00, 59-
017-089-80, 59-017-089-10, 59-017-089-20, 59-017-089-30, 59-017-089-70, and 59-017-089-60, located 
at 485, 440, 504, 462, 464, 466, 468, and 502 Ferry Street, in the City of Douglas, Allegan County, 
Michigan. Surrounding land uses and cover types include residential, commercial, and industrial. The 
dominant land uses and cover types within the AOI consist of wetlands, upland forest and scrub brush, 
and several utility corridors.   

1.1 Desktop Review 
Barr conducted a desktop review to evaluate aerial imagery, topography, soil types, and mapped wetlands 
within the AOI prior to the wetland delineation. As part of the desktop review, Barr staff reviewed 
resources such as the National Wetlands Inventory (NWI; Figure 1), Natural Resources Conservation 
Service (NRCS) Web Soil Survey (WSS; Figure 2), and aerial photography. 
 
Figure 1. NWI 
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Figure 2. WSS 
 
 
the National Wetlands Inventory (NWI; Figure 2),  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1.2 Methodology 
The wetland delineation was conducted in a manner consistent with the Corps of Engineers Wetlands 
Delineation Manual (USACE 1987) and the Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Northcentral and Northeast Region (Version 2.0, USACE 2012). The wetland 
delineation procedures outlined in these manuals require the evaluation of on-site vegetation, soils, and 
hydrologic characteristics. Site observations are described in the sections below. 

The wetland boundaries were flagged in the field with alphanumerically labeled pink pin flags and/or pink 
flagging tape. Flagging was located using a GPS unit capable of sub-meter accuracy. 
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1.3 Results 
The AOI includes palustrine, or freshwater, emergent (PEM) and scrub-shrub (PSS) habitats. The AOI also 
includes an unmaintained sewer corridor, stormwater detention basins, upland scrub, and recently clear-
cut areas. Figure 3 depicts the approximate location of the wetland areas encountered on site and U.S. 
Army Corps of Engineers (USACE) wetland data forms provide additional wetland detail. 

Vegetation, Soil, and Hydrology 
Wetland A 
This PEM/PSS wetland is located along the western edge of the AOI as identified by flags A1 – A22. The 
vegetation identified within the wetland includes species such as green ash, red osier dogwood, fox 
sedge, woolgrass, bitter dock, Chinese silver grass, and soft rush. Primary and secondary hydrology 
indicators were identified within the wetland. The soils are described in the WSS as Oakville fine sand, 
loamy substratum, a moderately well drained soil. The soils evaluated within the wetland were not 
consistent with this description, as they appeared to be poorly drained, displaying hydric characteristics.   

Wetland B 
This PEM wetland is located on the northern edge of the AOI as identified by flags B1 – B10. The 
vegetation identified within the wetland includes species such as clearweed, purple loosestrife, white 
grass, and white avens. Primary and secondary hydrology indicators were identified within the wetland. 
The soils are described in the WSS as Tekenink loamy fine sand, a well-drained soil. The soils evaluated 
within the wetland were not consistent with this description, as they appeared to be poorly or very poorly 
drained, displaying hydric characteristics.   

Wetland C and D 
These PEM/PSS wetlands are located on the southern half of the AOI as identified by flags C1 – C18 and 
D1 – D36. The vegetation identified within the wetlands include species such as cottonwood, sandbar 
willow, silky dogwood, awl-fruited sedge, marsh bedstraw, panicled aster, common horsetail, quack grass, 
wool grass, and purple loosestrife. Primary and secondary hydrology indicators were identified within the 
wetland. The soils are described in the WSS as Oshtemo-Chelsea (well drained) and Brady sandy loam 
(somewhat poorly drained). The soils evaluated within these wetlands were not consistent with this 
description, as they appeared to be poorly drained, displaying hydric characteristics.   

In contrast, the adjacent upland areas included species such as red cedar, autumn olive, common privet, 
Kentucky bluegrass, velvet grass, blackberry, tall fescue, tall goldenrod, and spinulose woodfern with no 
observed evidence of wetland hydrology or soils. One exception was depressional area located within the 
north-central portion of the AOI in which reed canary grass was a dominant species. However, the area 
did not appear to meet wetland vegetation, hydrology, or hydric soil criteria. Please refer to Upland Data 
Forms 1 through 3 attached. 

1.4 Conclusions 
Based on observations of topography, vegetation, soil, and indicators of hydrology, Barr has determined 
that wetland habitat is present within the AOI. According to Part 303, Wetlands Protection, of the 
Michigan Natural Resources and Environmental Protection Act, 1994 PA 451, as amended, wetlands 
regulated by the State of Michigan include wetlands that are: 

1. Located within 500 feet of, or having a direct surface water connection to, an inland lake, pond, 
river, or stream; or 
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2. Greater than 5 acres in size; or
3. Located within 1,000 feet of, or having a direct surface water connection to, the Great Lakes or 

Lake St. Clair; or
4. A water of the United States as that term is used in section 502(7) of the Federal Water Pollution 

Control Act, 33 USC 1362; or
5. Known to have a documented presence of an endangered or threatened species under Part 365 

of State of Michigan 1994 PA 451, as amended or the Federal Endangered Species Act of 1973, 
Public Law 93-205; or

6. Rare or imperiled.

Wetland A does not appear to be regulated under Part 303 of 1994 PA 451 as amended as it does not 
appear to meet any of the abovementioned criteria.  Therefore, a Part 303 permit would not be required 
from the Michigan Department of Environment, Great Lakes, and Energy (EGLE) in most instances to place 
fill, remove soil, drain surface water from, or make use of this wetland is they concur with this determination.

However, Wetlands B, C, and D appear to be regulated under Part 303 of 1994 PA 451 as they appear to 
have either a direct surface water connection to, or are within 500 feet of, the Warnock County Drain or 
Tannery Creek.  Therefore, a Part 303 permit would be required from EGLE to place fill, remove soil, drain 
surface water from, or make use of these wetlands.

Please be advised that EGLE and in some coastal cases USACE have regulatory authority regarding the 
wetland boundary location(s) and jurisdictional status of wetlands in the State of Michigan. Barr’s wetland 
determination was performed in general accordance with accepted procedures for conducting wetland 
determinations. Barr provides no warranty, guarantee, or other agreement in respect to the period of time 
for which this wetland determination will remain valid. Barr’s conclusions reflect our professional opinion 
based on the site conditions within the AOI observed during the site visits. Discrepancies may arise 
between current and future wetland determinations and delineations due to changes in vegetation and/or 
hydrology as the result of land use practices or other environmental factors, whether on-site or on 
adjacent or nearby properties. In addition, wetland delineations performed outside the growing season,
from late-October until late-April, may differ from those performed at the same site during the growing 
season due to the presence of snow cover or frozen ground conditions. We recommend our wetland 
boundary determination and jurisdictional opinion be reviewed by EGLE prior to undertaking any activity 
within any identified wetlands.

Thank you for the opportunity to provide this wetland delineation.  If you have any questions, please 
contact me at your convenience at 616.512.7042 or rphillips@barr.com.

Sincerely,

BARR ENGINEERING CO.

Randall Phillips, PWS

Senior Ecologist   

BARR ENGINEE

However, Wetlands B, C, and D appear to be regulated under Part 303 of 1994 PA 451 as they appear to
have either a direct surface water connection to, or are within 500 feet of, the Warnock County Drain or 
Tannery Creek. Therefore, a Part 303 permit would be required from EGLE to place fill, remove soil, drain
surface water from, or make use of these wetlands.
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 3-4

David Barker MI Sampling Point: A up

R.L. Phillips Section, Township, Range: S17 T3N R16W

Oakville fine sand, loamy substratum, 0 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag A9. 

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. A up

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Fraxinus americana 5 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC: 0 (A)

Total Number of Dominant 
Species Across All Strata: 4 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 0.0%

Elaeagnus umbellata 45 Yes UPL

Prevalence Index worksheet:

20 Yes FACU FAC species 5 15

0 0

Total % Cover of:

0

Ligustrum vulgare

UPL species 45 225

Fraxinus americana 5 No FACU FACU species 185

5 =Total Cover

980

Prevalence Index  = B/A = 4.17

235 (A)

15' ) OBL species

Multiply by:

FACW species 0

740

70 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Poa pratensis 85 Yes FACU 1

Holcus lanatus 25 No FACU

Problematic Hydrophytic Vegetation1 (Explain)

Dactylis glomerata 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Rubus allegheniensis 15 No FACU data in Remarks or on a separate sheet)

Parthenocissus quinquefolia 5 No FACU

Toxicodendron radicans 5 No FAC

Fraxinus americana 15 No FACU

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Festuca arundinacea 5 No FACU Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.160 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

SOIL A up

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

Sandy

Loc2 Texture Remarks

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-12 10YR 3/3 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

X No
X No X
X No

X

X
X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag A9.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Corunna sandy loam PUB [PEM/SS obs.]

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): depression/swale Local relief (concave, convex, none): concave Slope %: 1-2

David Barker MI Sampling Point: A wet

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size: X

1. X

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.95 =Total Cover

Rosa multiflora 5 No FACU Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Geum canadense 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.Symphyotrichum lanceolatum 5 No

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Impatiens capensis 5 No FACW

Scirpus cyperinus 10 Yes OBL

FACW

FACW

Problematic Hydrophytic Vegetation1 (Explain)

Rumex obtusifolius 10 Yes FAC 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Miscanthus sinensis 10 Yes UPL data in Remarks or on a separate sheet)

Juncus effusus 5 No OBL

40 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Carex vulpinoidea 25 Yes OBL 1

Fraxinus pennsylvanica 15 Yes

10 =Total Cover

315

Prevalence Index  = B/A = 2.17

145 (A)

15' ) OBL species

Multiply by:

FACW species 70

40

Fraxinus pennsylvanica

UPL species 10 50

Ligustrum vulgare 5 No FACU FACU species 10

FACW

Prevalence Index worksheet:

15 Yes FACW FAC species 15 45

40 40

Total % Cover of:

140

8 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 87.5%

Cornus alba 20 Yes

7 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. A wet

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Fraxinus pennsylvanica 10 Yes FACW Number of Dominant Species 
That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/2 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

80 10YR 4/6 20 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL A wet

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Prominent redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 5/2

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 30-35

David Barker MI Sampling Point: B up

R.L. Phillips Section, Township, Range: S17 T3N R16W

Tekenink loamy fine sand, 18 to 35 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag B6.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. B up

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Acer saccharum 75 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC: 0 (A)

Total Number of Dominant 
Species Across All Strata: 5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 0.0%

Acer saccharum 25 Yes FACU

Prevalence Index worksheet:

5 No FACW FAC species 0 0

0 0

Total % Cover of:

20

Fraxinus pennsylvanica

UPL species 0 0

FACU species 145

75 =Total Cover

600

Prevalence Index  = B/A = 3.87

155 (A)

15' ) OBL species

Multiply by:

FACW species 10

580

30 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Carex swanii 20 Yes FACU 1

Holcus lanatus 10 Yes FACU

Problematic Hydrophytic Vegetation1 (Explain)

Solidago caesia 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Dactylis glomerata 10 Yes FACU data in Remarks or on a separate sheet)

Fraxinus pennsylvanica 5 No FACW

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.50 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

SOIL B up

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 3/3

Sandy

Loc2 Texture Remarks

Sandy100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/2 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

X No
X No X
X No

X
X
X

X

X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): 4 Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches): 8

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag B6.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 18 to 35 percent slopes none [PEM/UB obs.]

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): depression Local relief (concave, convex, none): concave Slope %: 0-3

David Barker MI Sampling Point: B wet

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size: X

1. X

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.70 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Persicaria virginiana 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Bidens frondosa 5 No FACW

Geum canadense 10 Yes FAC

OBL

Problematic Hydrophytic Vegetation1 (Explain)

Poa alsodes 5 No FAC 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Leersia virginica 10 Yes FACW data in Remarks or on a separate sheet)

Solidago altissima 5 No FACU

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Pilea fontana 20 Yes FACW 1

Lythrum salicaria 10 Yes

=Total Cover

160

Prevalence Index  = B/A = 2.29

70 (A)

15' ) OBL species

Multiply by:

FACW species 35

20

UPL species 0 0

FACU species 5

Prevalence Index worksheet:

FAC species 20 60

10 10

Total % Cover of:

70

4 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 100.0%

4 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. B wet

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

X

X

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-8 10YR 2/1 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

100

Mucky Sand

Loc2 Texture Remarks

Sandy

SOIL B wet

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

8-12 10YR 5/1

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 2-3

David Barker MI Sampling Point: C,D up

R.L. Phillips Section, Township, Range: S17 T3N R16W

Oshtemo-Chelsea complex, 0 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag C3.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. C,D up

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Juniperus virginiana 5 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC: 0 (A)

Total Number of Dominant 
Species Across All Strata: 3 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 0.0%

Prevalence Index worksheet:

FAC species 5 15

0 0

Total % Cover of:

0

UPL species 10 50

FACU species 165

5 =Total Cover

725

Prevalence Index  = B/A = 4.03

180 (A)

15' ) OBL species

Multiply by:

FACW species 0

660

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Poa pratensis 65 Yes FACU 1

Elymus repens 35 Yes FACU

Problematic Hydrophytic Vegetation1 (Explain)

Festuca arundinacea 10 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Rubus flagellaris 25 No FACU data in Remarks or on a separate sheet)

Solidago altissima 5 No FACU

Plantago lanceolata 5 No FACU

Fragaria virginiana 15 No FACU

UPL

Asclepias syriaca 5 No UPL Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Equisetum arvense 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.Centaurea stoebe 5 No

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.175 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

SOIL C,D up

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 3/4

Sandy

Loc2 Texture Remarks

Sandy100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

X No
X No X
X No

X

X

X

X
X
X Yes X

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): depression Local relief (concave, convex, none): concave Slope %: 0-2

David Barker MI Sampling Point: B wet

R.L. Phillips Section, Township, Range: S17 T3N R16W

Oshtemo-Chelsea complex, 0 to 6 percent slopes none [PEM/SS obs.]

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L Long: Datum:

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

Remarks:  (Explain alternative procedures here or in a separate report.)
Near Flag C3.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size: X

1. X

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

VEGETATION – Use scientific names of plants. B wet

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Populus deltoides 75 Yes FAC Number of Dominant Species 
That Are OBL, FACW, or FAC: 5 (A)

Total Number of Dominant 
Species Across All Strata: 5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 100.0%

Salix interior 40 Yes FACW

Prevalence Index worksheet:

25 Yes FACW FAC species 85 255

105 105

Total % Cover of:

180

Cornus amomum

Fraxinus pennsylvanica 5 No FACW UPL species 0 0

Salix amygdaloides 5 No FACW FACU species 15

75 =Total Cover

600

Prevalence Index  = B/A = 2.03

295 (A)

15' ) OBL species

Multiply by:

FACW species 90

60

75 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Carex stipata 60 Yes OBL 1

Galium palustre 35 Yes OBL

Problematic Hydrophytic Vegetation1 (Explain)

Elymus repens 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Symphyotrichum lanceolatum 10 No FACW data in Remarks or on a separate sheet)

Scirpus cyperinus 5 No OBL

Rubus allegheniensis 5 No FACU

Equisetum arvense 10 No FAC

FACW

Allium canadense 5 No FACU Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Lythrum salicaria 5 No OBL Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.Fraxinus pennsylvanica 5 No

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.145 =Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

X

X

SOIL B wet

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

3-10 10YR 2/2

Sandy

Loc2 Texture Remarks

M Sandy90 7.5YR 3/4 10 C

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L) Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-3 10YR 2/2 100

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Yes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X

Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Area previously cleared/maintained

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 2 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L 42.642140 Long:  -86.214095 Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 2-3

David Barker MI Sampling Point: UPL 1

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.175 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Lonicera morrowii 5 No FACU Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Solidago rugosa 5 No FAC

Elymus repens 5 No FACU

FACU

Problematic Hydrophytic Vegetation1 (Explain)

Glechoma hederacea 5 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Dryopteris carthusiana 10 No FACW data in Remarks or on a separate sheet)

Solidago altissima 5 No FACU

5 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Phalaris arundinacea 95 Yes FACW 1

Rubus allegheniensis 45 Yes

65 =Total Cover

675

Prevalence Index  = B/A = 2.76

245 (A)

15' ) OBL species

Multiply by:

FACW species 150

360

UPL species 0 0

FACU species 90

FACU

Prevalence Index worksheet:

FAC species 5 15

0 0

Total % Cover of:

300

5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 40.0%

Prunus serotina 5 Yes

20 Yes FACU 2 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. UPL 1

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Acer saccharinum 45 Yes FACW Number of Dominant Species 
That Are OBL, FACW, or FAC:Prunus serotina

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

90 10YR 4/6 10 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL UPL 1

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 4/4

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
Area previously cleared/maintained

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 2 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L 42.641930 Long:  -86.214586 Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 2-3

David Barker MI Sampling Point: UPL 2

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.165 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Galium aparine 5 No FACU

FACU

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Elymus repens 10 No FACU data in Remarks or on a separate sheet)

10 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Phalaris arundinacea 95 Yes FACW 1

Rubus allegheniensis 55 Yes

15 =Total Cover

545

Prevalence Index  = B/A = 2.87

190 (A)

15' ) OBL species

Multiply by:

FACW species 110

300

Prunus serotina

UPL species 5 25

FACU species 75

UPL

Prevalence Index worksheet:

5 Yes FACU FAC species 0 0

0 0

Total % Cover of:

220

5 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 40.0%

Pyrus calleryana 5 Yes

2 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. UPL 2

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Acer saccharinum 15 Yes FACW Number of Dominant Species 
That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

90 10YR 3/6 10 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL UPL 2

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 4/4

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

X

Are Vegetation , Soil , or Hydrology Yes X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No X
No X X
No X

X
X
X Yes X

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)
area previously cleared/mainatined

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply)                                       Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Tekenink loamy fine sand, 2 to 6 percent slopes none

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): LRR L 42.642498 Long:  -86.214321 Datum:

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

Wiley-Ferry Street Parcels City/County: Douglas/Allegan Sampling Date: 6/21/2022

Landform (hillside, terrace, etc.): hillside Local relief (concave, convex, none): concave Slope %: 1-3

David Barker MI Sampling Point: UPL 3

R.L. Phillips Section, Township, Range: S17 T3N R16W

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4. X

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.175 =Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Solidago rugosa 5 No FAC Tree – Woody plants 3 in. (7.6 cm) or more in diameter 
at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Solidago altissima 5 No FACU

Holcus lanatus 25 No FACU

FACU

Problematic Hydrophytic Vegetation1 (Explain)

Elymus repens 20 No FACU 1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

Juncus effusus 30 Yes OBL data in Remarks or on a separate sheet)

Dactylis glomerata 10 No FACU

10 =Total Cover 1 - Rapid Test for Hydrophytic Vegetation

5' ) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

Phalaris arundinacea 45 Yes FACW 1

Rubus allegheniensis 35 Yes

20 =Total Cover

625

Prevalence Index  = B/A = 3.05

205 (A)

15' ) OBL species

Multiply by:

FACW species 50

480

UPL species 0 0

FACU species 120

FACU

Prevalence Index worksheet:

FAC species 5 15

30 30

Total % Cover of:

100

6 (B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 50.0%

Prunus serotina 10 Yes

5 Yes FACW 3 (A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants. UPL 3

Tree Stratum 30' )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Prunus avium 15 Yes FACU Number of Dominant Species 
That Are OBL, FACW, or FAC:Acer saccharinum

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

XYes No

Remarks:
This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to include the NRCS Field Indicators of Hydric Soils, 
Version 7.0, 2015 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

Stripped Matrix (S6) Marl (F10) (LRR K, L) Other (Explain in Remarks)
Dark Surface (S7)

3Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7) Red Parent Material (F21)
Sandy Redox (S5) Redox Depressions (F8) Very Shallow Dark Surface (F22)

Polyvalue Below Surface (S8) (LRR K, L)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Thick Dark Surface (A12) Depleted Matrix (F3) Piedmont Floodplain Soils (F19) (MLRA 149B)
Sandy Mucky Mineral (S1) Redox Dark Surface (F6) Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Stratified Layers (A5) Loamy Mucky Mineral (F1) (LRR K, L) Thin Dark Surface (S9) (LRR K, L)
Depleted Below Dark Surface (A11) Loamy Gleyed Matrix (F2) Iron-Manganese Masses (F12) (LRR K, L, R)

0-6 10YR 3/3 100

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:
Histosol (A1) Polyvalue Below Surface (S8) (LRR R, 2 cm Muck (A10) (LRR K, L, MLRA 149B)
Histic Epipedon (A2) MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)
Black Histic (A3) Thin Dark Surface (S9) (LRR R, MLRA 149B) 5 cm Mucky Peat or Peat (S3) (LRR K, L, R)
Hydrogen Sulfide (A4) High Chroma Sands (S11) (LRR K, L)

90 10YR 4/6 10 C

Sandy

Loc2 Texture Remarks

M Sandy

SOIL UPL 3

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features

Distinct redox concentrations

(inches) Color (moist) % Color (moist) % Type1

6-12 10YR 4/4

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



































































































































































FOREST GATE CONDOMINIUMS

SHEET INDEX

DOUGLAS, MICHIGAN 49406
SECTION 17, T03N, R16W

485 FERRY ST.

ARGENT MANAGEMENT GROUP, INC

485 FERRY ST.
DOUGLAS, MI 49406

SITE ADDRESS

OWNER
ARGENT MANAGEMENT GROUP, INC

DOUGLAS, MI 49406
PO BOX 571

485 FERRY STREET - MULTI FAMILY

DAVID BAKER
(650) 400-7675

djb888@comcast.net

CIVIL ENGINEER

JOHN TENPAS, P.E.

DRIESENGA & ASSOCIATES, INC.

HOLLAND, MICHIGAN  49424
12330 JAMES STREET, SUITE H80

johnt@driesenga.com

(616) 396-0255

LOCATION MAP - NO SCALE

ZONING MAP - NO SCALE

AERIAL - NO SCALE

of  12
Know what's

R

Sheet #

Holland, MI
616-396-0255

Grand Rapids, MI
616-249-3800

Kalamazoo, MI
269-544-1455

Project Manager:

Project #

Ypsilanti, MI
734-368-9483

Lansing, MI
517-889-6210

JOHN TENPAS
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LAYOUT NOTES:
1. CONTRACTOR SHALL REVIEW AND VERIFY SITE LAYOUT PRIOR TO CONSTRUCTION.

2. CONTRACTOR SHALL ENGAGE A LICENSED SURVEYOR TO PERFORM ALL CONSTRUCTION
LAYOUT AND STAKING AS NECESSARY.

3. ALL COORDINATE POINTS AND DIMENSIONS GIVEN, UNLESS OTHERWISE NOTED, ARE TO
BACK OF CURB AND FACE OF BUILDING WALL.

4. REFER TO ARCHITECTURAL AND STRUCTURAL DRAWINGS FOR BUILDING DIMENSIONS.

5. INSTALL EXPANSION JOINTS AT ALL LOCATIONS WHERE NEW CONCRETE MEETS EXISTING
CONCRETE OR BITUMINOUS PAVEMENT.

GENERAL NOTES:

1. CONTRACTOR SHALL OBTAIN ALL NECESSARY LOCAL, STATE AND FEDERAL PERMITS REQUIRED.

2. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE STANDARDS AND
SPECIFICATIONS OF AUTHORITIES HAVING JURISDICTION.

3. CALL "MISS DIG", 811, 72 HOURS PRIOR TO THE START OF ANY EXCAVATION.

4. EXISTING UNDERGROUND UTILITIES ARE SHOWN BASED ON AVAILABLE RECORDS AND/OR TOPOGRAPHIC
SURVEY DATA. THIS PLAN MAY NOT SHOW UTILITIES IN THEIR EXACT LOCATION AND MAY NOT SHOW ALL
UTILITIES IN THE AREA.

5. CONTRACTOR SHALL MAINTAIN UTILITY SERVICES AT ALL TIMES. ANY INTERRUPTION IN SERVICES TO THIS SITE
OR ADJACENT SITES MUST BE SCHEDULED WITH THE OWNER, UTILITY PROVIDER, AND AFFECTED PROPERTIES
48 HOURS PRIOR TO THE INTERRUPTION.

6. CONTRACTOR SHALL PROTECT ALL EXISTING AND NEW CONSTRUCTION FROM DAMAGE.  SHOULD ANY DAMAGE
OCCUR, CONTRACTOR SHALL MAKE ALL NECESSARY REPAIRS AT NO COST TO THE OWNER.

7. IF ANY DISCREPANCIES OR CONFLICTS ARE FOUND, CONTRACTOR SHALL NOTIFY ENGINEER IMMEDIATELY
PRIOR TO CONSTRUCTION OF AFFECTED WORK TO DETERMINE COURSE OF ACTION.

8. CONTRACTOR SHALL COORDINATE THEIR WORK WITH OTHER CONTRACTORS ON OR ADJACENT TO THE
PROJECT SITE.

9. CONTRACTOR SHALL BE RESPONSIBLE FOR NOTIFYING AND COORDINATING THEIR WORK WITH ALL UTILITY
PROVIDERS PRIOR TO CONSTRUCTION.

10. PROVIDE BARRIERS OR OTHER PROTECTION TO KEEP VEHICULAR AND PEDESTRIAN TRAFFIC AWAY FROM
CONSTRUCTION AREA AND OFF NEWLY PAVED AREAS.
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1. PARCEL INFORMATION
CURRENT ZONING: R-5 MULTIPLE FAMILY RESIDENTIAL
SITE ADDRESS: 485 FERRY ST, DOUGLAS, MI
PARCEL NUMBER: 59-017-089-95

2. BUILDING
REQUIRED PROVIDED

MAX. BUILDING HEIGHT: 28 FT 22.75 FT
MAX. BUILDING LENGTH: 120 FT 120 FT
MIN. FLOOR AREA 5-UNIT: 1,100 SFT 1200 SFT
MAX. LOT COVERAGE: 35% 25.3%

3. SETBACKS
REQUIRED PROVIDED

FRONT (MIN.) 25 FT 25 FT
SIDE (MIN.) 20 FT 20 FT
REAR (MIN.) 35 FT 51 FT
BLDG SEPARATION (MIN.) 30 FT 30 FT

4. SUMMARY OF LAND / DENSITY
PARCEL AREA: 16.24 AC
WETLAND AREA: 0.39 AC
R.O.W. AREA: 0.81 AC
NET BUILDABLE AREA: 15.04 AC

MAXIMUM DENSITY: 6 UNITS PER BUILDABLE AREA
PROPOSED UNITS: 90 UNITS
PROPOSED DENSITY: 5.98 UNITS PER BUILDABLE ACRE

PROJECT SUMMARY
5. REGULATORY APPROVALS

THE PROJECT WILL REQUIRE THE FOLLOWING APPROVALS, AT A MINIMUM (OTHER PERMITS/APPROVAL MAY
ALSO BE REQUIRED)

CITY OF THE VILLAGE OF DOUGLAS SITE PLAN

CITY OF THE VILLAGE OF DOUGLAS FIRE DEPARTMENT

ALLEGAN COUNTY DRAIN COMMISSIONER STORM WATER MANAGEMENT

ALLEGAN COUNTY SOIL EROSION & SEDIMENTATION CONTROL PERMIT

ALLEGAN COUNTY ROAD COMMISSION

EGLE NPDES CONSTRUCTION SITE STORM WATER DISCHARGE

EGLE PUBLIC WATER SYSTEM PERMIT

EGLE PUBLIC WASTEWATER SYSTEM PERMIT

EGLE WETLAND PERMIT

EGLE FLOODPLAIN PERMIT

6. IMPACT ON PUBLIC SERVICES
PROJECT WILL NOT RESULT IN ADVERSE IMPACT TO PUBLIC SERVICES, INCLUDING POLICE & FIRE PROTECTION,
UTILITIES, TRAFFIC OR ROADWAYS.

7. IMPACT TO SURROUNDING PROPERTIES
USE OF PROPERTY WILL BE CONSISTENT WITH OTHER USES IN THIS ZONING DISTRICT AND IN THE
SURROUNDING AREA. USE OF PROPERTY WILL NOT GENERATE ADVERSE LEVELS OF NOISE, VIBRATION, SMOKE,
LIGHT, GLARE, OR OTHER PROBLEMATIC CONDITIONS.

8. PARKING
PARKING TO BE PROVIDED PER CITY STANDARDS. TWO PARKING SPACES WILL BE PROVIDED INSIDE EACH 418.5
SQ FT GARAGE FOR RESIDENTS. TWO GUEST PARKING SPOTS ARE AVAILABLE IN THE DRIVEWAY TO EACH 
GARAGE.

9. SIGNAGE
SIGNAGE TO BE PROVIDED PER CITY STANDARDS

10. STORM WATER MANAGEMENT
STORM WATER WILL BE COLLECTED IN A SERIES OF CATCH BASINS, PIPES, AND DITCHES AND ROUTED TO AN
EXISTING LAKE ON THE EAST SIDE OF THE PROPERTY PER ALLEGAN COUNTY DRAIN COMMISSIONER
REQUIREMENTS.

11. WATER/SEWER SERVICE
SITE WILL BE SERVED BY NEW PRIVATE WATER AND SEWER SERVICES AND MAINS CONNECTED TO EXISTING
MAINS ADJACENT TO THE SITE.

12. WETLANDS
THERE ARE WETLANDS ON THE SUBJECT PROPERTY.

13. FLOODPLAINS
THERE ARE REGULATORY FLOODPLAINS ON THE SUBJECT PROPERTY, PER FEMA FIRM MAP CN: 2605490001A.

14. LANDSCAPING
LANDSCAPING TO BE PROVIDED PER CITY STANDARDS.

15. SITE LIGHTING
PROPOSED LIGHTING WILL CONSIST OF SHIELDED LIGHT POLES AND WALL PACKS. LIGHTING WILL BE
CONSISTENT WITH OTHER USES IN THE AREA AND WILL COMPLY WITH ORDINANCE REQUIREMENTS.

16. REFUSE MANAGEMENT
RESIDENTIAL UNITS WILL HAVE INDIVIDUAL WASTE BINS AND CURBSIDE WASTE COLLECTION.

17. CONSTRUCTION SCHEDULE
CONSTRUCTION IS ANTICIPATED TO START IN SPRING, 2023

18. DRIVING SURFACES AND CLEARANCES
MINIMUM CLEAR HEIGHT OF 13'6" WILL BE MET PROVIDED OVERHEAD ELECTRICAL AT ENTRANCE FROM FERRY
ST IS AT MINIMUM CLEARANCE. NO FURTHER OVERHEAD CONSTRUCTION IS TO OCCUR.

ALL DRIVING SURFACES SHALL MEET THE 80,000 LB LOAD BEARING CAPACITY AND ALL ACCESS ROADS WILL BE
COMPLETED PRIOR TO PHASED BUILDING CONSTRUCTION.

ROAD GRADES SHALL NOT EXCEED 10% SLOPE AT ANY GIVEN INTERVAL.

ON STREET PARKING WILL BE ON THE NORTH AND SOUTH ROADS ON THE OPPOSITE SIDE OF THE DRIVEWAYS.
NO PARKING WILL BE PERMITTED ON ROADS THAT TRAVEL NORTH TO SOUTH. THIS IS DUE TO EMERGENCY
ACCESS AND ALLOWING PLOWING OF SNOW AND ICE.

OWNER SHALL PROVIDE SNOW AND ICE REMOVAL UNTIL THE CITY TAKES OVER TO MAINTAIN ALL WEATHER
DRIVING CAPABILITIES.

'NO PARKING FIRE LANE' SIGNAGE TO BE INSTALLED AT DEAD END.

FUTURE EXTENSION WITH
CONNECTION TO WILEY ROAD

FUTURE EXTENSION FOR
DEVELOPMENT OF
ADJACENT PARCEL

EXISTING
CONIFEROUS TREE

EXISTING
DECIDUOUS TREE

EXISTING
CONIFEROUS
TREE TO REMAIN

PROPOSED
DECIDUOUS
TREE TO REMAIN

LANDSCAPING LEGEND

5-UNIT
(3)

5-UNIT
(2)

5-UNIT
(1)

5-UNIT
(4)

5-UNIT
(5)

5-UNIT
(10)

5-UNIT
(11)

5-UNIT
(9)

5-UNIT
(8)

5-UNIT
(7)

5-UNIT
(6)

5-UNIT
(12)

5-UNIT
(13)

5-UNIT
(14)

5-UNIT
(15)

5-UNIT
(16)

5-UNIT
(17)

5-UNIT
(18)

PHASE CONSTRUCTION
PHASE BUILDING NUMBER

1 1,2,3
2 4,5
3 6,7
4 8,9
5 10,11
6 12,13
7 14,15
8 16,17
9 18

5609 SQ FT
CONDO TYP.

OPTION TO ROUTE FERRY
INTO NEW CONSTRUCTION



of  12
Know what's

R

Sheet #

Holland, MI
616-396-0255

Grand Rapids, MI
616-249-3800

Kalamazoo, MI
269-544-1455

Project Manager:

Project #

Ypsilanti, MI
734-368-9483

Lansing, MI
517-889-6210

JOHN TENPAS

2210328.1A
Sheet Title:

FO
R

ES
T 

G
AT

E 
C

O
N

D
O

M
IN

IU
M

S
48

5 
FE

R
R

Y 
ST

.
SE

C
TI

O
N

 1
7,

 T
03

N
, R

16
W

, C
IT

Y 
O

F 
D

O
U

G
LA

S 
, A

LL
EG

AN
 C

O
.

AR
G

EN
T 

M
AN

AG
EM

EN
T 

G
R

O
U

P,
 IN

C
.

PO
 B

O
X 

57
1,

 D
O

U
G

LA
S,

 M
I 4

94
06

-F
O

R
-

ISSUED FOR:

1 PRELIMINARY REVIEW
05-06-2022

2 PRELIMINARY REVIEW
06-09-2022

3 PRELIMINARY REVIEW
06-20-2022

4 CITY REVIEW
07-15-2022

5 CITY REVIEW
07-27-2022

6 CITY REVIEW
08-18-2022

7 CITY REVIEW
08-24-2022

8 CITY REVIEW
10-20-2022

9 CITY REVIEW
11-23-2022

LAYOUT NOTES:
1. CONTRACTOR SHALL REVIEW AND VERIFY SITE LAYOUT PRIOR TO CONSTRUCTION.

2. CONTRACTOR SHALL ENGAGE A LICENSED SURVEYOR TO PERFORM ALL CONSTRUCTION
LAYOUT AND STAKING AS NECESSARY.

3. ALL COORDINATE POINTS AND DIMENSIONS GIVEN, UNLESS OTHERWISE NOTED, ARE TO
BACK OF CURB AND FACE OF BUILDING WALL.

4. REFER TO ARCHITECTURAL AND STRUCTURAL DRAWINGS FOR BUILDING DIMENSIONS.

5. INSTALL EXPANSION JOINTS AT ALL LOCATIONS WHERE NEW CONCRETE MEETS EXISTING
CONCRETE OR BITUMINOUS PAVEMENT.

GENERAL NOTES:

1. CONTRACTOR SHALL OBTAIN ALL NECESSARY LOCAL, STATE AND FEDERAL PERMITS REQUIRED.

2. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE STANDARDS AND
SPECIFICATIONS OF AUTHORITIES HAVING JURISDICTION.

3. CALL "MISS DIG", 811, 72 HOURS PRIOR TO THE START OF ANY EXCAVATION.

4. EXISTING UNDERGROUND UTILITIES ARE SHOWN BASED ON AVAILABLE RECORDS AND/OR TOPOGRAPHIC
SURVEY DATA. THIS PLAN MAY NOT SHOW UTILITIES IN THEIR EXACT LOCATION AND MAY NOT SHOW ALL
UTILITIES IN THE AREA.

5. CONTRACTOR SHALL MAINTAIN UTILITY SERVICES AT ALL TIMES. ANY INTERRUPTION IN SERVICES TO THIS SITE
OR ADJACENT SITES MUST BE SCHEDULED WITH THE OWNER, UTILITY PROVIDER, AND AFFECTED PROPERTIES
48 HOURS PRIOR TO THE INTERRUPTION.

6. CONTRACTOR SHALL PROTECT ALL EXISTING AND NEW CONSTRUCTION FROM DAMAGE.  SHOULD ANY DAMAGE
OCCUR, CONTRACTOR SHALL MAKE ALL NECESSARY REPAIRS AT NO COST TO THE OWNER.

7. IF ANY DISCREPANCIES OR CONFLICTS ARE FOUND, CONTRACTOR SHALL NOTIFY ENGINEER IMMEDIATELY
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8. CONTRACTOR SHALL COORDINATE THEIR WORK WITH OTHER CONTRACTORS ON OR ADJACENT TO THE
PROJECT SITE.
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PROVIDERS PRIOR TO CONSTRUCTION.
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SITE
PLAN

6

A
A

A

A

A

A

B

B

B

B

PROPOSED DETENTION BASIN
PER ACDC REQUIREMENTS

PROPOSED
DEVELOPMENT SIGN

PROPOSED WALKING PATH

PROPOSED DRAINAGE EASEMENT

B

C

C

C

C

C

0.39 AC REGULATED
WETLAND D TO REMAIN

0.42 AC REGULATED
WETLAND D TO BE FILLED

0.30 AC UNREGULATED
WETLAND C TO BE FILLED

1.69 AC OF
RECREATIONAL SPACE

SOIL/GROUNDWATER INFORMATION
SOIL BORING

NUMBER
TOPSOIL

THICKNESS SUBGRADE SOILS GW DEPTH

SB # 1 19" BROWN, F TO M
SAND

6'-11"

SB # 2 12"

BROWN, F TO C
SAND, A LITTLE
GRAVEL, TRACE

CLAY UNDERLAIN
BY BROWN, F TO

M SAND

7'-0"

SB # 3 14" BROWN, F TO M
SAND 5'-5"
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UTILITY PLAN

7

PROPOSED 2693 LF OF
12"  DIP WATER MAIN

PROPOSED 2585
LF GAS MAIN

PROPOSED UGE

EXISTINGLEGEND

CLEANOUT

LIGHT POLE

UTILITY POLE

CATCH BASIN

GUY ANCHOR

VALVE (WATER & GAS)

STORM SEWER MANHOLE

SANITARY SEWER MANHOLE

SIGN

OVERHEAD UTILITIES

SOIL BORING

ELECTRIC METER

UTILITY RISERS

GAS METER

TRANSFORMER

GAS LINE

FIBER OPTIC

TELEPHONE

EXISTING WATER LINE

EXISTING STORM SEWER

EXISTING SANITARY SEWER

FIRE HYDRANT

GRAVEL SURFACE

HAND HOLE (ELECTRIC)

SPRINKLER CONTROL VALVE

GROUND MOUNTED LIGHT

SPRINKLER HEAD

BOLLARD POST

FENCE LINE

GATE

WELL HEAD

BM #1BENCHMARK

PROPOSED WATER LINE

PROPOSED STORM SEWER

PROPOSED SANITARY SEWER

PROPOSED

POST

UNDERGROUND ELECTRIC

COMMUNICATIONS

PROPOSED
BITUMINOUS SURFACE

PROPOSED
CONCRETE SURFACE

EXISTING
BITUMINOUS SURFACE

EXISTING
CONCRETE SURFACE

FLARED END SECTION

FIRE DEPARTMENT CONNECTION

UTILITY NOTES:
1. CONTRACTOR SHALL OBTAIN CONNECTION PERMIT PRIOR TO INSTALLATION OF ANY PRIVATE WATER,

SANITARY, OR STORM CONNECTIONS TO PUBLIC MAIN.

2. CONTRACTOR SHALL ENSURE ALL NECESSARY PERMITS ARE OBTAINED FOR ANY PROPOSED PUBLIC WATER
MAIN, SANITARY SEWER, OR STORM SEWER. CONTRACTOR SHALL COORDINATE WITH MUNICIPALITY PRIOR
TO CONSTRUCTION TO SCHEDULE PRE-CONSTRUCTION MEETING AND TO ENSURE COMPLIANCE WITH
INSPECTION/TESTING REQUIREMENTS.

3. REFER TO ARCHITECTURAL AND MECHANICAL DRAWINGS FOR EXACT UTILITY CONNECTION LOCATIONS AT
BUILDING.

4. ALL SITE UTILITIES SHALL BE STUBBED AND PLUGGED TO WITHIN FIVE FEET OF THE OUTSIDE BUILDING
FOUNDATION WALL UNLESS OTHERWISE NOTED.

5. CONTRACTOR SHALL DOCUMENT, AND FURNISH TO OWNER AND ENGINEER, WITNESS DIMENSIONS FOR ALL
UTILITY STUBS AND CONDUITS INSTALLED.

6. ALL UTILITY WORK SHALL BE COMPLETED, INCLUDING TRENCH BACKFILL AND COMPACTION, PRIOR TO
PLACEMENT OF AGGREGATE BASE.

7. WATER MAIN SHALL BE CONSTRUCTED IN PHASE ONE.

PROPOSED CONC
PAD FOR HVAC TYP.

EXISTING SSWR MH #5074
RIM = 651.38

8" PIPE INV EAST = 643.38'
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GRADING
AND

STORMWATER
PLAN

8

PROPOSED DETENTION BASIN
PER ACDC REQUIREMENTS

PROPOSED DRAINAGE EASEMENT

EXISTINGLEGEND

CLEANOUT

LIGHT POLE

UTILITY POLE

CATCH BASIN

GUY ANCHOR

VALVE (WATER & GAS)

STORM SEWER MANHOLE

SANITARY SEWER MANHOLE

SIGN

OVERHEAD UTILITIES

SOIL BORING

ELECTRIC METER

UTILITY RISERS

GAS METER

TRANSFORMER

GAS LINE

FIBER OPTIC

TELEPHONE

EXISTING WATER LINE

EXISTING STORM SEWER

EXISTING SANITARY SEWER

FIRE HYDRANT

GRAVEL SURFACE

HAND HOLE (ELECTRIC)

SPRINKLER CONTROL VALVE

GROUND MOUNTED LIGHT

SPRINKLER HEAD

BOLLARD POST

FENCE LINE

GATE

WELL HEAD

BM #1BENCHMARK

PROPOSED WATER LINE

PROPOSED STORM SEWER

PROPOSED SANITARY SEWER

PROPOSED

POST

UNDERGROUND ELECTRIC

COMMUNICATIONS

PROPOSED
BITUMINOUS SURFACE

PROPOSED
CONCRETE SURFACE

EXISTING
BITUMINOUS SURFACE

EXISTING
CONCRETE SURFACE

FLARED END SECTION

FIRE DEPARTMENT CONNECTION

UTILITY NOTES:
1. CONTRACTOR SHALL OBTAIN CONNECTION PERMIT PRIOR TO INSTALLATION OF ANY PRIVATE WATER,

SANITARY, OR STORM CONNECTIONS TO PUBLIC MAIN.

2. CONTRACTOR SHALL ENSURE ALL NECESSARY PERMITS ARE OBTAINED FOR ANY PROPOSED PUBLIC WATER
MAIN, SANITARY SEWER, OR STORM SEWER. CONTRACTOR SHALL COORDINATE WITH MUNICIPALITY PRIOR
TO CONSTRUCTION TO SCHEDULE PRE-CONSTRUCTION MEETING AND TO ENSURE COMPLIANCE WITH
INSPECTION/TESTING REQUIREMENTS.

3. REFER TO ARCHITECTURAL AND MECHANICAL DRAWINGS FOR EXACT UTILITY CONNECTION LOCATIONS AT
BUILDING.

4. ALL SITE UTILITIES SHALL BE STUBBED AND PLUGGED TO WITHIN FIVE FEET OF THE OUTSIDE BUILDING
FOUNDATION WALL UNLESS OTHERWISE NOTED.

5. CONTRACTOR SHALL DOCUMENT, AND FURNISH TO OWNER AND ENGINEER, WITNESS DIMENSIONS FOR ALL
UTILITY STUBS AND CONDUITS INSTALLED.

6. ALL UTILITY WORK SHALL BE COMPLETED, INCLUDING TRENCH BACKFILL AND COMPACTION, PRIOR TO
PLACEMENT OF AGGREGATE BASE.

LEGEND

FINISH GRADE ELEVATION

PROPOSED SWALE

MATCH EXISTING GRADE ELEVATION

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

FINISH GRADE ELEVATION AT BACK OF CURB

FINISH GRADE ELEVATION AT TOP OF WALL

FINISH GRADE ELEVATION AT FLOW LINE

FINISH GRADE ELEVATION AT BOTTOM OF WALL AT GROUND

MINIMUM OPENING ELEV. (M.O.E.)
MINIMUM BASEMENT ELEV. (M.B.E.)
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SOIL
EROSION

SEDIMENT
CONTROL

PLAN

9

PROPOSED RETENTION BASIN
PER ACDC REQUIREMENTS

PROPOSED DRAINAGE EASEMENT

EXISTINGLEGEND

CLEANOUT

LIGHT POLE

UTILITY POLE

CATCH BASIN

GUY ANCHOR

VALVE (WATER & GAS)

STORM SEWER MANHOLE

SANITARY SEWER MANHOLE

SIGN

OVERHEAD UTILITIES

SOIL BORING

ELECTRIC METER

UTILITY RISERS

GAS METER

TRANSFORMER

GAS LINE

FIBER OPTIC

TELEPHONE

EXISTING WATER LINE

EXISTING STORM SEWER

EXISTING SANITARY SEWER

FIRE HYDRANT

GRAVEL SURFACE

HAND HOLE (ELECTRIC)

SPRINKLER CONTROL VALVE

GROUND MOUNTED LIGHT

SPRINKLER HEAD

BOLLARD POST

FENCE LINE

GATE

WELL HEAD

BM #1BENCHMARK

PROPOSED WATER LINE

PROPOSED STORM SEWER

PROPOSED SANITARY SEWER

PROPOSED

POST

UNDERGROUND ELECTRIC

COMMUNICATIONS

PROPOSED
BITUMINOUS SURFACE

PROPOSED
CONCRETE SURFACE

EXISTING
BITUMINOUS SURFACE

EXISTING
CONCRETE SURFACE

FLARED END SECTION

FIRE DEPARTMENT CONNECTION

RESTORATION NOTES:

1. EXISTING ONSITE TOPSOIL MAY BE USED IF APPROVED BY ENGINEER. IF NOT APPROVED, IMPORTED TOPSOIL MEETING
PROJECT SPECIFICATIONS SHALL BE USED.

2. RETENTION BASIN, IF PRESENT, SHALL BE RESTORED WITH 3” OF LOOSE SANDY TOPSOIL, SEED, FERTILIZER, AND MULCH ON
BASIN BOTTOM. RETENTION BASIN SIDESLOPES SHALL BE RESTORED WITH 3” OF LOOSE SANDY TOPSOIL, SEED, FERTILIZER,
AND EROSION CONTROL BLANKET, NORTH AMERICAN GREEN DS150 OR EQUAL. SEED MIX SHALL BE JFNEW STORMWATER SEED
MIX OR EQUAL ON BASIN BOTTOM AND 2 FEET VERTICALLY UP SIDESLOPE, AND SUITABLE GRASS SEED MIX ABOVE 2 FOOT
LEVEL.

3. DETENTION BASIN, IF PRESENT, SHALL BE RESTORED WITH 4” (MIN) TOPSOIL, SUITABLE GRASS SEED MIX, FERTILIZER, AND
MULCH ON BASIN BOTTOM. DETENTION BASIN SIDESLOPES SHALL BE RESTORED WITH 4” (MIN) TOPSOIL, SUITABLE GRASS SEED
MIX, FERTILIZER, AND EROSION CONTROL BLANKET, NORTH AMERICAN GREEN DS150 OR EQUAL.

4. ALL OTHER SLOPES STEEPER THAN 1 ON 4 SHALL BE RESTORED WITH 4” (MIN) TOPSOIL, SUITABLE GRASS SEED MIX,
FERTILIZER, AND EROSION CONTROL BLANKET, NORTH AMERICAN GREEN DS150 OR EQUAL.

5. ALL OTHER DISTURBED AREAS SHALL BE RESTORED WITH 4” (MIN) TOPSOIL, SUITABLE GRASS SEED MIX, FERTILIZER, AND
MULCH.

GRADING NOTES:

1. ALL SURFACES SHALL BE GRADED TO PROVIDE SMOOTH CONTOURING AND POSITIVE SLOPE AWAY FROM BUILDINGS, WITH NO
PONDING OF WATER.

2. IN ALL AREAS OF NEW CONSTRUCTION, GRADING, OR MATERIAL STOCKPILE AREAS, STRIP AND STOCKPILE EXISTING TOPSOIL
PRIOR TO OTHER CONSTRUCTION ACTIVITIES.

3. UNLESS OTHERWISE INDICATED, GRADES AND CONTOURS SHOWN REPRESENT FINISHED GRADE, AFTER PLACEMENT OF
PAVEMENT, TOPSOIL, AND OTHER SURFACE IMPROVEMENTS.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR THE ADJUSTMENT OF ALL EXISTING MANHOLES AND CATCH BASINS, FRAMES AND
COVERS, VALVE BOXES, AND CLEAN-OUTS TO MEET FINISHED GRADE.

OPERATION TIME SCHEDULE - FILL IN DATE
DECNOVOCTSEPAUGJULJUNMAYAPRMARFEBJAN

SEEDING & STABILIZATION
PAVING
FINAL GRADING
BUILDING CONSTRUCTION
INSTALL UTILITIES
ROUGH GRADE SITE
SITE CLEARING AND INSTALL CONTROLS

CONSTRUCTION SEQUENCE

SOIL EROSION & SEDIMENTATION CONTROL (SESC) NOTES:

1. CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND COMPLYING WITH THE SESC PERMIT.

2. PLACE TEMPORARY SESC MEASURES AS INDICATED ON DRAWING PRIOR TO EARTH MOVING AND GRADING ACTIVITIES.

3. CONTRACTOR SHALL AVOID THE UNNECESSARY DISTURBING OR REMOVING OF EXISTING VEGETATED TOPSOIL OR
EARTH COVER.

4. INSPECT AND MAINTAIN ALL TEMPORARY SESC MEASURES AFTER STORM EVENTS AND AS NECESSARY TO ASSURE
PROPER FUNCTION.

5. ALL SOIL STOCKPILES LEFT UNDISTURBED FOR MORE THAN 7 DAYS SHALL HAVE PERIMETER SILT FENCE.  ALL SOIL
STOCKPILES LEFT UNDISTURBED FOR MORE THAN 30 DAYS SHALL BE STABILIZED WITH TEMPORARY SEEDING.

6. DISTURBED AREAS THAT WILL NOT BE BROUGHT TO FINAL GRADE AND PERMANENTLY STABILIZED WITHIN 30 DAYS
SHALL BE STABILIZED WITH TEMPORARY SEEDING.

7. TEMPORARY SEEDING SHALL CONSIST OF OATS AND/OR BARLEY AT AN APPLICATION RATE OF 2.0 LBS/1000 SFT MINIMUM
APRIL 1 THROUGH AUGUST 31, OR ANNUAL RYEGRASS AT AN APPLICATION RATE OF NOT LESS THAN 2.0 LBS/1000 SFT
AUGUST 1 THROUGH NOVEMBER 15. IRRIGATE IF NECESSARY TO ESTABLISH TEMPORARY COVER.

8. TEMPORARY SESC MEASURES SHALL REMAIN IN PLACE UNTIL ALL PERMANENT SESC MEASURES ARE INSTALLED, AND
VEGETATION IS UNIFORMLY ESTABLISHED. RE-GRADE, RE-SEED AND PLACE ADDITIONAL TOPSOIL IN ERODED AREAS AS
NECESSARY UNTIL FINAL LANDSCAPING IS INSTALLED.

9. CONSTRUCTION OF SEDIMENT BASINS AND DIVERSION DITCHES SHALL BE COMPLETED PRIOR TO SITE CLEARING AND
GRADING.

10. INSTALL INLET SEDIMENT TRAPS (“SILT SACK” OR EQUAL) IN ALL PROPOSED CATCHBASINS AS INDICATED ON THIS
DRAWING. CLEAN INLET SEDIMENT TRAPS ON A WEEKLY BASIS AND AFTER RAIN EVENTS AS REQUIRED.

11. CONTRACTOR SHALL INSPECT AND CLEAN OUT ALL EXISTING AND PROPOSED STORM SEWER CATCHBASINS AND
MANHOLES WITHIN THE PROJECT LIMITS, OR OUTSIDE THE PROJECT LIMITS IF SUBJECT TO CONSTRUCTION SITE
RUNOFF, AS NECESSARY DURING CONSTRUCTION AND PRIOR TO FINAL ACCEPTANCE.

12. PLACE SILT FENCE ALONG DISTURBED AREAS WHERE SURFACE WATER WILL FLOW INTO EXISTING SWALES, DITCHES
AND ADJACENT PROPERTIES. ANCHOR SILT FENCE TO PREVENT UNCONTROLLED RELEASE OF SILT LADEN WATER.

13. THE CONTRACTOR IS RESPONSIBLE FOR THE DAILY SWEEPING OF TRACKED MATERIALS FROM ALL ROADWAYS.

14. THE SESC MEASURES SHOWN ON THIS PLAN ARE THE MINIMUM MEASURES REQUIRED.  DUE TO SITE ACTIVITIES AND
SCHEDULES, ADDITIONAL MEASURES WILL LIKELY BE REQUIRED TO MAINTAIN SITE ACCORDING TO APPLICABLE STATE
AND FEDERAL GUIDELINES AT NO ADDITIONAL COST TO THE OWNER.

15. ONCE SITE IS STABILIZED, ALL TEMPORARY SESC MEASURES SHALL BE REMOVED.

1. NATIVE SITE SOIL IS CLASSIFIED AS SANDY LOAM PER USDA WEB
SOIL SURVEY OR SOIL BORINGS.

2. WETLANDS
THERE ARE KNOWN REGULATED WETLANDS ON THE SUBJECT
PROPERTY.

3. FLOODPLAINS
THERE ARE KNOWN REGULATED FLOODPLAINS ON THE SUBJECT
PROPERTY, PER FEMA FIRM MAP CN: 2605490001A.

4. AREA OF DISTURBANCE: 16.26 ACRES

SESC SITE SUMMARY:

INEXPENSIVE AND VERY EFFECTIVE
STABILIZES SOIL, THUS MINIMIZING EROSION
PERMITS RUNOFF TO INFILTRATE SOIL, REDUCING RUNOFF VOLUME
SHOULD INCLUDE PREPARED TOPSOIL BED

SEEDING

5

15
PAVING

IRREGULAR SURFACE WILL HELP SLOW VELOCITY
BUT INCREASES RUNOFF VOLUME AND VELOCITY
PROTECTS AREAS WHICH CANNOT OTHERWISE BE PROTECTED,

CURB & GUTTER

16
OR PREPARED DRAINAGEWAY
COLLECTS AND CONDUCTS RUNOFF TO ENCLOSED DRAINAGE SYSTEM
PAVED SURFACES
KEEPS HIGH VELOCITY RUNOFF ON PAVED AREAS FROM LEAVING

SYSTEM REMOVES COLLECTED RUNOFF FROM SITE, PARTICULARLY FROM PAVED AREAS
CAN ACCEPT LARGE CONCENTRATIONS OF RUNOFF

STORM SEWER

35 CONDUCTS RUNOFF TO MUNICIPAL SEWER SYSTEM OR STABILIZED OUTFALL LOCATION
USE CATCH BASINS TO COLLECT SEDIMENT

C.B. C.B.

COLLECTS HIGH VELOCITY CONCENTRATION RUNOFF
MAY USE FILTER CLOTH OVER INLET

CATCH BASIN, DRAIN INLET

36

57 EASY TO CONSTRUCT AND LOCATE AS NECESSARY.
USES GEOTEXTILE FABRIC AND POSTS OR POLES.

SILT FENCE

LEGEND

FINISH GRADE ELEVATION

PROPOSED SWALE

MATCH EXISTING GRADE ELEVATION

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

FINISH GRADE ELEVATION AT BACK OF CURB

FINISH GRADE ELEVATION AT TOP OF WALL

FINISH GRADE ELEVATION AT FLOW LINE

FINISH GRADE ELEVATION AT BOTTOM OF WALL AT GROUND

CONTINUED MAINTENANCE OF PERMANENT SESC MEASURES:
PROPERTY OWNER SHALL BE RESPONSIBLE TO MAINTAIN PERMANENT SESC MEASURES.

PAVING:
REPAIR CRACKED OR DAMAGE PAVEMENT AS NEEDED.

SEEDING:
INSPECT NEWLY SEEDED AREAS SUBSEQUENT TO ANTICIPATED GERMINATION DATE AND AFTER EACH SIGNIFICANT
RAINFALL EVENT THAT PRODUCES RUNOFF UNTIL AREAS ARE STABILIZED.

REPAIR ERODED AREAS, APPLYING SUPPLEMENTAL SEED, MULCH AND WATER AS NEEDED.

IF SEED DOES NOT ESTABLISH, CONDUCT SOIL TESTS, AMEND SOILS AS NEEDED, AND REAPPLY SEED AND/OR MULCH
DURING THE RECOMMENDED GROWING SEASON.

TO ASSIST IN THE ESTABLISHMENT OF NATIVE SPECIES REMOVE UNWANTED COMPETING VEGETATION IN THE FIRST YEAR.
MOWING CAN BE USED PERIODICALLY TO DISCOURAGE WEEDS.

MINIMUM OPENING ELEV. (M.O.E.)
MINIMUM BASEMENT ELEV. (M.B.E.)



of  12
Know what's

R

Sheet #

Holland, MI
616-396-0255

Grand Rapids, MI
616-249-3800

Kalamazoo, MI
269-544-1455

Project Manager:

Project #

Ypsilanti, MI
734-368-9483

Lansing, MI
517-889-6210

JOHN TENPAS

2210328.1A
Sheet Title:

FO
R

ES
T 

G
AT

E 
C

O
N

D
O

M
IN

IU
M

S
48

5 
FE

R
R

Y 
ST

.
SE

C
TI

O
N

 1
7,

 T
03

N
, R

16
W

, C
IT

Y 
O

F 
D

O
U

G
LA

S 
, A

LL
EG

AN
 C

O
.

AR
G

EN
T 

M
AN

AG
EM

EN
T 

G
R

O
U

P,
 IN

C
.

PO
 B

O
X 

57
1,

 D
O

U
G

LA
S,

 M
I 4

94
06

-F
O

R
-

ISSUED FOR:

1 PRELIMINARY REVIEW
05-06-2022

2 PRELIMINARY REVIEW
06-09-2022

3 PRELIMINARY REVIEW
06-20-2022

4 CITY REVIEW
07-15-2022

5 CITY REVIEW
07-27-2022

6 CITY REVIEW
08-18-2022

7 CITY REVIEW
08-24-2022

8 CITY REVIEW
10-20-2022

9 CITY REVIEW
11-23-2022

DETAILS

10



of  12
Know what's

R

Sheet #

Holland, MI
616-396-0255

Grand Rapids, MI
616-249-3800

Kalamazoo, MI
269-544-1455

Project Manager:

Project #

Ypsilanti, MI
734-368-9483

Lansing, MI
517-889-6210

JOHN TENPAS

2210328.1A
Sheet Title:

FO
R

ES
T 

G
AT

E 
C

O
N

D
O

M
IN

IU
M

S
48

5 
FE

R
R

Y 
ST

.
SE

C
TI

O
N

 1
7,

 T
03

N
, R

16
W

, C
IT

Y 
O

F 
D

O
U

G
LA

S 
, A

LL
EG

AN
 C

O
.

AR
G

EN
T 

M
AN

AG
EM

EN
T 

G
R

O
U

P,
 IN

C
.

PO
 B

O
X 

57
1,

 D
O

U
G

LA
S,

 M
I 4

94
06

-F
O

R
-

ISSUED FOR:

1 PRELIMINARY REVIEW
05-06-2022

2 PRELIMINARY REVIEW
06-09-2022

3 PRELIMINARY REVIEW
06-20-2022

4 CITY REVIEW
07-15-2022

5 CITY REVIEW
07-27-2022

6 CITY REVIEW
08-18-2022

7 CITY REVIEW
08-24-2022

8 CITY REVIEW
10-20-2022

9 CITY REVIEW
11-23-2022

DETAILS

11









•
•

•
•













32/B   (46/C)
8/B     (5/C)
13/B   (18/C)

26
   

   
(2

6)
12

5 
   

(2
53

)
27

/A
   

(4
2/

A)

(C/35)   B/14
(C/6)     B/5

(C/20)   B/11

(A
/2

0)
   

A/
14

(3
49

)  
  2

19
(2

2)
   

   
17

BL
UE

 S
TA

R 
HW

Y

WILEY  RD

0   (10/B)
0   (0)
0   (5/C)

0 
   

   
(0

)
16

6 
  (

29
4)

0 
   

   
(3

/A
)

(C/1)        0
(B/1)        0

(B/22)   A/12

(A
/2

6)
   

A/
23

(3
96

)  
  2

42
(8

)  
   

   
0

PRIVATE DR

12
   

(2
4)

(2
6)

   
23

48   (51)

(61)   30

FE
R

R
Y 

ST

PROPOSED
NORTH DRWY

SITE

PROPOSED
SOUTH DRWY

PR
O

PO
SE

D
D

R
W

Y

12
   

(2
4)

(2
6)

   
23

EXISTING PEAK-HOUR VOLUMES
 + LEVELS-OF-SERVICE

  N  

No Scale

FOREST GATE CONDOMINIUMS TRAFFIC IMPACT STUDY

FIGURE

2
XX (XX) = AM (PM)
LEGEND

s  = SIGNALIZED INTERSECTION
A = LEVEL-OF-SERVICE

 = STOP-CONTROLLED









1   (1)
0   (1)

10
   

(8
)

2 
   

 (1
)

(1)   2
(3)   4

(4
)  

 1
(1

0)
   

5

BL
UE

 S
TA

R 
HW

Y

WILEY  RD

4 
  (

8)

(6)     6
(9)   12

(1
1)

   
6

(1
)  

 2

PRIVATE DR

FE
R

R
Y 

ST

PROPOSED
NORTH DRWY

SITE

PROPOSED
SOUTH DRWY

PR
O

PO
SE

D
D

R
W

Y

0 
  (

1)
7 

  (
6)

(1)     1
(9)   11

(1
2)

   
7

(7
)  

 3

1 
  (

2)
0 

  (
1)

(1)   2
(6)   7

(7
)  

 3
(1

)  
  1

1   (5)

1 
  (

1)
6 

  (
4)

(1)   1

FUTURE (2027) TRIP DISTRIBUTION
 + TRAFFIC ASSIGNMENT

  N  

No Scale

FOREST GATE CONDOMINIUMS TRAFFIC IMPACT STUDY

FIGURE

3

30%

XX (XX) = AM (PM) GENERATED TRIPS
LEGEND

X% = DISTRIBUTION FOR NEW TRIPS

50%

5%5%

10%



35/B   (49/C)
8/B     (6/C)
14/B   (19/C)

27
   

   
(2

7)
14

1 
   

(2
74

)
30

/A
   

(4
5/

A)

(C/38)   B/17
(C/6)     B/5

(C/24)   B/16

(A
/2

5)
   

A/
16

(3
77

)  
  2

35
(2

3)
   

   
18

BL
UE

 S
TA

R 
HW

Y

WILEY  RD

0   (11/B)
0   (0)
0   (5/C)

4 
   

   
(8

)
17

4 
  (

30
9)

0 
   

   
(3

/A
)

(C/7)     B/6
(B/1)        0

(B/32)   A/25

(A
/3

8)
   

A/
30

(4
17

)  
  2

56
(8

)  
   

   
0

PRIVATE DR

FE
R

R
Y 

ST

PROPOSED
NORTH DRWY

SITE

PROPOSED
SOUTH DRWY

PR
O

PO
SE

D
D

R
W

Y

0 
   

 (1
)

20
   

(3
1)

(A/1)     A/1
(A/9)   A/11

(A
/1

2)
   

A/
7

(3
4)

   
 2

7

1 
   

 (2
)

13
   

(2
6)

(A/1)   A/2
(A/6)   A/7

(A
/7

)  
 A

/3
(2

8)
   

 2
5

1/
A 

  (
1/

A)
6/

A 
  (

4/
A)

1     (5)
50   (54)

(A/1)   A/1
(64)    32

FUTURE (2027) PEAK-HOUR VOLUMES
 + LEVELS-OF-SERVICE

  N  

No Scale

FOREST GATE CONDOMINIUMS TRAFFIC IMPACT STUDY

FIGURE

4
XX (XX) = AM (PM)
LEGEND

s  = SIGNALIZED INTERSECTION
A = LEVEL-OF-SERVICE

 = STOP-CONTROLLED





Traffic Impact Study 95510001
Forest Gate Condominiums TIS Progressive AE

Technical Appendix
Forest Gate Condominiums TIS

Level of Service Definitions
Glossary
Site Plan
NCHRP Captured Trips Results
Signal Warrant Data
Traffic Count Data
Synchro Analyses Results



 

Traffic Impact Study 95510001 
Forest Gate Condominiums TIS Progressive AE 

 
Level of Service Definitions 
Signalized Intersections  
 

Level of Service A: Describes operations with very low average stopped delay, i.e., less 
than 10.0 seconds per vehicle. This occurs when progression is 
extremely favorable, and most vehicles arrive during the green phase. 
Most vehicles do not stop at all. Short cycle lengths may also contribute 
to low delay. 

Level of Service B: Describes operations with an average stopped delay in the range of 10.0 
to 20.0 seconds per vehicle. This generally occurs with good 
progression and/or short cycle lengths. More vehicles stop than for LOS 
A, causing higher levels of average delay. 

Level of Service C: Describes operations with an average stopped delay in the range of 20.1 
to 35.0 seconds per vehicle. These higher delays may result from fair 
progression and/or longer cycle lengths. Individual cycle failures may 
begin to appear in this level. The number of vehicles stopping is 
significant at this level, although many still pass through the intersection 
without stopping. 

Level of Service D: Describes operations with an average stopped delay in the range of 35.1 
to 55.0 seconds per vehicle. At Level of Service D, the influence of 
congestion becomes more noticeable. Longer delays may result from 
some combination of unfavorable progression, long cycle lengths, or 
high v/c (volume/capacity) ratios. Many vehicles stop, and the proportion 
of vehicles not stopping declines. Individual cycle failures are noticeable. 

Level of Service E: Describes operations with an average stopped delay in the range of 55.1 
to 80.0 seconds per vehicle. This is considered to be the limit of 
acceptable delay in many cases. These high delay values generally 
indicate poor progression, long cycle lengths, and high v/c ratios. 
Individual cycle failures are a frequent occurrence. 

Level of Service F: Describes operations with an average stopped delay in excess of 
80.0 seconds per vehicle. This is considered to be unacceptable to most 
drivers. This condition often occurs with over-saturation, i.e., when 
arrival flow rates exceed the capacity of the intersection. It may also 
occur at high v/c ratios with many individual cycle failures. Poor 
progression and long cycle lengths may also be major contributing 
causes to such delay levels.  
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Level of Service Definitions 
Unsignalized Intersections 
 

Level of Service A:  Average delay per vehicles for impeded movements is less than 
10 seconds.  There is little or no delay with typically low side street 
and/or main street traffic. 

Level of Service B:  Average stopped delays from 10.1 seconds to 15.0 seconds.  
Short delays, many acceptable gaps in main street traffic stream. 

Level of Service C:  Average delay per vehicle ranges from 15.1 to 25.0 seconds.  
Average traffic delays with frequent gaps in main street traffic. 

Level of Service D:  Average delays from 25.1 to 35.0 seconds for impeded 
movements. Long traffic delays for impeded movements due in 
part to a limited number of acceptable gaps. 

Level of Service E:  Average delays in the 35.1 to 50.0 second range.  May experience 
very long delays for impeded movements with a very small 
number of acceptable gaps in the traffic stream. 

Level of Service F:  Average vehicle delays of over 50.0 seconds.  Extreme traffic 
delays with virtually no acceptable gaps in main street traffic. 
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Glossary 
 

Approach:  A set of lanes accommodating all left-turn, through, and right-turn movements arriving 
at an intersection from a given direction. 

Arterial:  Signalized streets that serve primarily through traffic and provide access to abutting 
properties as a secondary function. 

Average Stopped Delay:  The total time vehicles are stopped in an intersection approach or lane 
group during a specified time interval divided by the volume departing from the approach or lane 
group during the same time period, in seconds per vehicle. 

Background Traffic:  Traffic volumes that will be on the roadway network without the presence 
of the proposed development.   

Bypass Lane:  A one-lane widening on a two-lane roadway that allows through traffic to pass by 
waiting left-turn traffic. 

Capacity:  The maximum rate of flow at which persons or vehicles can be reasonably expected 
to traverse a point or uniform segment of a lane or roadway during a specified time period under 
prevailing roadway, traffic, and control conditions; usually expressed as vehicles per hour or 
persons per hour. 

Conflicting Traffic Volume:  The volume of traffic which conflicts with a specific movement at 
an intersection. 

Corridor:  A lineal study area aligned with a roadway facility in which traffic, land use, right-of-
way, environmental, and other factors are evaluated to determine future transportation facility 
needs. 

Cycle:  Any complete sequence of traffic signal indications. 

Cycle Length:  The total time for a traffic signal to complete one cycle. 

Design Hour Volume:  The traffic volume for the design hour, usually a forecast of the relevant 
peak hour volume, in vehicles per hour. 

Diverted Linked Trips:  Trips from the traffic volume on roadways within the vicinity of the 
generator but which requires a diversion from that roadway to another roadway to gain access to 
the site. 

Driveway Offset:  Distance between driveways on opposite sides of a roadway, measured 
parallel to roadway. 

Freeway:  A multi-lane divided highway having a minimum of two lanes for exclusive use of traffic 
in each direction and full control of access and egress. 

Gaps (Critical Gap):  The median time headway between vehicles in a major traffic stream which 
will permit side-street vehicles to cross through or merge with the major traffic stream. 

Green Time:  The actual length of the "green" indication for a given movement at a signalized 
intersection. 
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Level of Service:  A qualitative measure describing operational conditions within a traffic stream; 
generally described in terms of such factors as speed and travel time, delay, freedom to 
maneuver, traffic interruptions, comfort and convenience, and safety. 

Operational Analysis:  A use of capacity analysis to determine the prevailing level of service on 
an existing or projected facility, with known or projected traffic, roadway, and control conditions.  
This analysis can involve a particular location, such as an intersection or a corridor. 

Pass-by Trips: Trips made as intermediate stops on the way from an origin to a primary trip 
destination. 

Peak Hour (AM):  The one hour period in the morning representing the highest hourly volume of 
traffic flow on the adjacent public street system. 

Peak Hour (PM):  The one hour period in the afternoon or evening representing the highest hourly 
volume of traffic flow on the adjacent public street system. 

Peak Hour Factor:  The hourly volume during the maximum volume hour of the day divided by 
four times the peak 15-minute flow within the peak hour; a measure of traffic demand fluctuation 
within the peak hour. 

Phase:  The part of the signal cycle allocated to any combination of traffic movements receiving 
the right-of-way simultaneously during one or more intervals. 

Roadway Conditions:  Geometric characteristics of a street or highway, including the type of 
facility, number and width of lanes (by direction), shoulder widths and lateral clearances, design 
speed, etc.  

Service Drive:  A roadway (usually private) that provides internal access to two or more uses. 

Site Traffic:  Existing or projected vehicular traffic generated by the development. 

Study Area:  The geographic area containing site access points and critical intersections (and 
connecting highway segments) which are impacted by the site-traffic generated by the 
development, and should be evaluated. 

System Improvements:  Added lanes, signal improvements, and other roadway improvements 
not considered site-related improvements. 

Traffic Impact:  The adverse impact on intersection Level of Service and/or street and highway 
safety and operations as determined by the criteria and procedures set forth in this handbook. 

Trip (Directional Trip):  A single or one-direction vehicle movement with either the origin or the 
destination (exiting or entering) inside a study site. 

Trip Distribution:  The distribution or assignment of site traffic into site driveways and study area 
roadways/intersections based upon expected direction of approach and departure. 

Unsignalized Intersection:  Any intersection not controlled by traffic signals. 

Volume:  The number of persons or vehicles passing a point on a lane or roadway during some 
time interval, such as one hour or during an average day. 

Volume-to-Capacity Ratio (V/C):  The ratio of demand flow rate to capacity for a traffic facility.
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Site Plan
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Traffic Count Data



Progressive AE
1811 4 Mile Rd NE

Grand Rapids, Michigan, United States  49525
(616) 361-2664

Count Name: Blue Star Hwy &
Ferry St
Site Code:
Start Date: 10/27/2022
Page No: 1

Turning Movement Data

Start Time

Ferry St Green Koi Parking Lot Blue Star Hwy Blue Star Hwy
Eastbound Westbound Northbound Southbound

Left Thru Right Peds App.
Total Left Thru Right App.

Total Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total
Int.

Total
7:00 AM 0 0 1 0 1 0 0 0 0 1 26 0 0 27 1 23 0 0 24 52
7:15 AM 1 0 3 0 4 0 0 0 0 2 37 1 0 40 3 20 0 0 23 67
7:30 AM 0 0 4 0 4 0 0 0 0 7 51 0 0 58 0 43 0 0 43 105
7:45 AM 0 0 3 0 3 0 0 0 0 12 68 0 0 80 0 43 0 0 43 126

Hourly Total 1 0 11 0 12 0 0 0 0 22 182 1 0 205 4 129 0 0 133 350
8:00 AM 0 0 3 0 3 0 0 0 0 4 55 0 0 59 0 38 0 0 38 100
8:15 AM 0 0 2 0 2 0 0 0 0 0 68 0 0 68 0 42 0 0 42 112
8:30 AM 0 0 7 0 7 0 0 0 0 2 36 0 0 38 0 53 1 0 54 99
8:45 AM 0 0 3 0 3 0 0 0 0 6 46 0 0 52 0 27 2 0 29 84

Hourly Total 0 0 15 0 15 0 0 0 0 12 205 0 0 217 0 160 3 0 163 395
*** BREAK *** - - - - - - - - - - - - - - - - - - - -

4:00 PM 0 1 7 1 8 2 0 0 2 7 63 2 0 72 4 70 0 0 74 156
4:15 PM 0 0 8 1 8 2 0 4 6 2 59 1 0 62 2 80 0 0 82 158
4:30 PM 0 0 9 0 9 2 0 3 5 11 68 3 0 82 1 76 0 0 77 173
4:45 PM 0 0 3 0 3 0 0 3 3 8 108 3 0 119 1 80 0 0 81 206

Hourly Total 0 1 27 2 28 6 0 10 16 28 298 9 0 335 8 306 0 0 314 693
5:00 PM 1 0 6 0 7 1 0 3 4 2 125 1 0 128 0 61 0 0 61 200
5:15 PM 0 1 4 0 5 2 0 1 3 5 95 1 0 101 1 77 0 0 78 187
5:30 PM 0 0 2 0 2 1 1 1 3 2 53 2 0 57 1 50 0 0 51 113
5:45 PM 0 0 3 0 3 2 0 1 3 5 50 2 0 57 1 49 0 0 50 113

Hourly Total 1 1 15 0 17 6 1 6 13 14 323 6 0 343 3 237 0 0 240 613
Grand Total 2 2 68 2 72 12 1 16 29 76 1008 16 0 1100 15 832 3 0 850 2051
Approach % 2.8 2.8 94.4 - - 41.4 3.4 55.2 - 6.9 91.6 1.5 - - 1.8 97.9 0.4 - - -

Total % 0.1 0.1 3.3 - 3.5 0.6 0.0 0.8 1.4 3.7 49.1 0.8 - 53.6 0.7 40.6 0.1 - 41.4 -
Lights 2 2 63 - 67 12 1 16 29 75 975 16 - 1066 15 805 3 - 823 1985

% Lights 100.0 100.0 92.6 - 93.1 100.0 100.0 100.0 100.0 98.7 96.7 100.0 - 96.9 100.0 96.8 100.0 - 96.8 96.8
Mediums 0 0 5 - 5 0 0 0 0 1 25 0 - 26 0 24 0 - 24 55

% Mediums 0.0 0.0 7.4 - 6.9 0.0 0.0 0.0 0.0 1.3 2.5 0.0 - 2.4 0.0 2.9 0.0 - 2.8 2.7
Articulated

Trucks 0 0 0 - 0 0 0 0 0 0 8 0 - 8 0 3 0 - 3 11

% Articulated
Trucks 0.0 0.0 0.0 - 0.0 0.0 0.0 0.0 0.0 0.0 0.8 0.0 - 0.7 0.0 0.4 0.0 - 0.4 0.5

Pedestrians - - - 2 - - - - - - - - 0 - - - - 0 - -
% Pedestrians - - - 100.0 - - - - - - - - - - - - - - - -



Progressive AE
1811 4 Mile Rd NE

Grand Rapids, Michigan, United States  49525
(616) 361-2664

Count Name: Blue Star Hwy &
Ferry St
Site Code:
Start Date: 10/27/2022
Page No: 2

Turning Movement Peak Hour Data (7:30 AM)

Start Time

Ferry St Green Koi Parking Lot Blue Star Hwy Blue Star Hwy
Eastbound Westbound Northbound Southbound

Left Thru Right Peds App.
Total Left Thru Right App.

Total Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total
Int.

Total
7:30 AM 0 0 4 0 4 0 0 0 0 7 51 0 0 58 0 43 0 0 43 105
7:45 AM 0 0 3 0 3 0 0 0 0 12 68 0 0 80 0 43 0 0 43 126
8:00 AM 0 0 3 0 3 0 0 0 0 4 55 0 0 59 0 38 0 0 38 100
8:15 AM 0 0 2 0 2 0 0 0 0 0 68 0 0 68 0 42 0 0 42 112

Total 0 0 12 0 12 0 0 0 0 23 242 0 0 265 0 166 0 0 166 443
Approach % 0.0 0.0 100.0 - - 0.0 0.0 0.0 - 8.7 91.3 0.0 - - 0.0 100.0 0.0 - - -

Total % 0.0 0.0 2.7 - 2.7 0.0 0.0 0.0 0.0 5.2 54.6 0.0 - 59.8 0.0 37.5 0.0 - 37.5 -
PHF 0.000 0.000 0.750 - 0.750 0.000 0.000 0.000 0.000 0.479 0.890 0.000 - 0.828 0.000 0.965 0.000 - 0.965 0.879

Lights 0 0 11 - 11 0 0 0 0 23 237 0 - 260 0 160 0 - 160 431
% Lights - - 91.7 - 91.7 - - - - 100.0 97.9 - - 98.1 - 96.4 - - 96.4 97.3
Mediums 0 0 1 - 1 0 0 0 0 0 4 0 - 4 0 5 0 - 5 10

% Mediums - - 8.3 - 8.3 - - - - 0.0 1.7 - - 1.5 - 3.0 - - 3.0 2.3
Articulated

Trucks 0 0 0 - 0 0 0 0 0 0 1 0 - 1 0 1 0 - 1 2

% Articulated
Trucks - - 0.0 - 0.0 - - - - 0.0 0.4 - - 0.4 - 0.6 - - 0.6 0.5

Pedestrians - - - 0 - - - - - - - - 0 - - - - 0 - -
% Pedestrians - - - - - - - - - - - - - - - - - - - -

Turning Movement Peak Hour Data (4:30 PM)

Start Time

Ferry St Green Koi Parking Lot Blue Star Hwy Blue Star Hwy
Eastbound Westbound Northbound Southbound

Left Thru Right Peds App.
Total Left Thru Right App.

Total Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total
Int.

Total
4:30 PM 0 0 9 0 9 2 0 3 5 11 68 3 0 82 1 76 0 0 77 173
4:45 PM 0 0 3 0 3 0 0 3 3 8 108 3 0 119 1 80 0 0 81 206
5:00 PM 1 0 6 0 7 1 0 3 4 2 125 1 0 128 0 61 0 0 61 200
5:15 PM 0 1 4 0 5 2 0 1 3 5 95 1 0 101 1 77 0 0 78 187

Total 1 1 22 0 24 5 0 10 15 26 396 8 0 430 3 294 0 0 297 766
Approach % 4.2 4.2 91.7 - - 33.3 0.0 66.7 - 6.0 92.1 1.9 - - 1.0 99.0 0.0 - - -

Total % 0.1 0.1 2.9 - 3.1 0.7 0.0 1.3 2.0 3.4 51.7 1.0 - 56.1 0.4 38.4 0.0 - 38.8 -
PHF 0.250 0.250 0.611 - 0.667 0.625 0.000 0.833 0.750 0.591 0.792 0.667 - 0.840 0.750 0.919 0.000 - 0.917 0.930

Lights 1 1 19 - 21 5 0 10 15 26 384 8 - 418 3 288 0 - 291 745
% Lights 100.0 100.0 86.4 - 87.5 100.0 - 100.0 100.0 100.0 97.0 100.0 - 97.2 100.0 98.0 - - 98.0 97.3
Mediums 0 0 3 - 3 0 0 0 0 0 8 0 - 8 0 6 0 - 6 17

% Mediums 0.0 0.0 13.6 - 12.5 0.0 - 0.0 0.0 0.0 2.0 0.0 - 1.9 0.0 2.0 - - 2.0 2.2
Articulated

Trucks 0 0 0 - 0 0 0 0 0 0 4 0 - 4 0 0 0 - 0 4

% Articulated
Trucks 0.0 0.0 0.0 - 0.0 0.0 - 0.0 0.0 0.0 1.0 0.0 - 0.9 0.0 0.0 - - 0.0 0.5

Pedestrians - - - 0 - - - - - - - - 0 - - - - 0 - -
% Pedestrians - - - - - - - - - - - - - - - - - - - -



Progressive AE
1811 4 Mile Rd NE

Grand Rapids, Michigan, United States  49525
(616) 361-2664

Count Name: Blue Star Hwy &
Wiley Rd
Site Code:
Start Date: 10/27/2022
Page No: 1

Turning Movement Data

Start Time

Wiley Rd Wiley Rd Blue Star Hwy Blue Star Hwy
Eastbound Westbound Northbound Southbound

Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total
Int.

Total
7:00 AM 2 1 3 0 6 3 1 4 0 8 2 24 3 0 29 2 22 0 0 24 67
7:15 AM 5 0 0 0 5 3 3 7 0 13 1 30 5 0 36 4 16 3 0 23 77
7:30 AM 2 1 2 0 5 4 2 9 0 15 3 46 3 0 52 13 27 5 1 45 117
7:45 AM 5 1 5 0 11 1 2 6 0 9 5 69 4 0 78 6 29 8 1 43 141

Hourly Total 14 3 10 0 27 11 8 26 0 45 11 169 15 0 195 25 94 16 2 135 402
8:00 AM 3 1 2 0 6 3 1 10 0 14 4 43 6 0 53 3 35 3 0 41 114
8:15 AM 4 2 2 0 8 5 3 7 0 15 2 54 4 0 60 5 27 10 0 42 125
8:30 AM 4 0 0 0 4 6 3 5 0 14 2 30 2 0 34 8 46 7 0 61 113
8:45 AM 5 3 0 2 8 5 3 7 0 15 1 38 3 0 42 7 17 4 2 28 93

Hourly Total 16 6 4 2 26 19 10 29 0 58 9 165 15 0 189 23 125 24 2 172 445
*** BREAK *** - - - - - - - - - - - - - - - - - - - - -

4:00 PM 8 3 3 2 14 8 2 3 0 13 6 62 4 0 72 13 58 8 2 79 178
4:15 PM 7 3 3 2 13 8 0 9 0 17 2 47 4 0 53 18 61 8 0 87 170
4:30 PM 5 0 4 0 9 5 2 5 0 12 3 71 5 0 79 13 69 3 0 85 185
4:45 PM 9 3 4 0 16 3 2 13 0 18 5 99 7 0 111 9 66 9 0 84 229

Hourly Total 29 9 14 4 52 24 6 30 0 60 16 279 20 0 315 53 254 28 2 335 762
5:00 PM 9 1 6 0 16 6 1 15 0 22 6 103 6 0 115 7 53 8 0 68 221
5:15 PM 12 2 6 0 20 4 0 13 0 17 6 75 4 0 85 13 60 6 0 79 201
5:30 PM 6 0 6 0 12 5 1 12 0 18 1 37 7 0 45 7 38 8 0 53 128
5:45 PM 6 0 0 0 6 4 1 11 0 16 1 39 5 0 45 5 43 5 0 53 120

Hourly Total 33 3 18 0 54 19 3 51 0 73 14 254 22 0 290 32 194 27 0 253 670
Grand Total 92 21 46 6 159 73 27 136 0 236 50 867 72 0 989 133 667 95 6 895 2279
Approach % 57.9 13.2 28.9 - - 30.9 11.4 57.6 - - 5.1 87.7 7.3 - - 14.9 74.5 10.6 - - -

Total % 4.0 0.9 2.0 - 7.0 3.2 1.2 6.0 - 10.4 2.2 38.0 3.2 - 43.4 5.8 29.3 4.2 - 39.3 -
Lights 88 21 44 - 153 70 25 129 - 224 49 842 68 - 959 127 646 91 - 864 2200

% Lights 95.7 100.0 95.7 - 96.2 95.9 92.6 94.9 - 94.9 98.0 97.1 94.4 - 97.0 95.5 96.9 95.8 - 96.5 96.5
Mediums 4 0 2 - 6 3 2 7 - 12 1 20 4 - 25 6 18 4 - 28 71

% Mediums 4.3 0.0 4.3 - 3.8 4.1 7.4 5.1 - 5.1 2.0 2.3 5.6 - 2.5 4.5 2.7 4.2 - 3.1 3.1
Articulated

Trucks 0 0 0 - 0 0 0 0 - 0 0 5 0 - 5 0 3 0 - 3 8

% Articulated
Trucks 0.0 0.0 0.0 - 0.0 0.0 0.0 0.0 - 0.0 0.0 0.6 0.0 - 0.5 0.0 0.4 0.0 - 0.3 0.4

Pedestrians - - - 6 - - - - 0 - - - - 0 - - - - 6 - -
% Pedestrians - - - 100.0 - - - - - - - - - - - - - - 100.0 - -



Progressive AE
1811 4 Mile Rd NE

Grand Rapids, Michigan, United States  49525
(616) 361-2664

Count Name: Blue Star Hwy &
Wiley Rd
Site Code:
Start Date: 10/27/2022
Page No: 2

Turning Movement Peak Hour Data (7:30 AM)

Start Time

Wiley Rd Wiley Rd Blue Star Hwy Blue Star Hwy
Eastbound Westbound Northbound Southbound

Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total
Int.

Total
7:30 AM 2 1 2 0 5 4 2 9 0 15 3 46 3 0 52 13 27 5 1 45 117
7:45 AM 5 1 5 0 11 1 2 6 0 9 5 69 4 0 78 6 29 8 1 43 141
8:00 AM 3 1 2 0 6 3 1 10 0 14 4 43 6 0 53 3 35 3 0 41 114
8:15 AM 4 2 2 0 8 5 3 7 0 15 2 54 4 0 60 5 27 10 0 42 125

Total 14 5 11 0 30 13 8 32 0 53 14 212 17 0 243 27 118 26 2 171 497
Approach % 46.7 16.7 36.7 - - 24.5 15.1 60.4 - - 5.8 87.2 7.0 - - 15.8 69.0 15.2 - - -

Total % 2.8 1.0 2.2 - 6.0 2.6 1.6 6.4 - 10.7 2.8 42.7 3.4 - 48.9 5.4 23.7 5.2 - 34.4 -
PHF 0.700 0.625 0.550 - 0.682 0.650 0.667 0.800 - 0.883 0.700 0.768 0.708 - 0.779 0.519 0.843 0.650 - 0.950 0.881

Lights 14 5 10 - 29 13 8 31 - 52 13 207 17 - 237 27 114 23 - 164 482
% Lights 100.0 100.0 90.9 - 96.7 100.0 100.0 96.9 - 98.1 92.9 97.6 100.0 - 97.5 100.0 96.6 88.5 - 95.9 97.0
Mediums 0 0 1 - 1 0 0 1 - 1 1 4 0 - 5 0 3 3 - 6 13

% Mediums 0.0 0.0 9.1 - 3.3 0.0 0.0 3.1 - 1.9 7.1 1.9 0.0 - 2.1 0.0 2.5 11.5 - 3.5 2.6
Articulated

Trucks 0 0 0 - 0 0 0 0 - 0 0 1 0 - 1 0 1 0 - 1 2

% Articulated
Trucks 0.0 0.0 0.0 - 0.0 0.0 0.0 0.0 - 0.0 0.0 0.5 0.0 - 0.4 0.0 0.8 0.0 - 0.6 0.4

Pedestrians - - - 0 - - - - 0 - - - - 0 - - - - 2 - -
% Pedestrians - - - - - - - - - - - - - - - - - - 100.0 - -

Turning Movement Peak Hour Data (4:30 PM)

Start Time

Wiley Rd Wiley Rd Blue Star Hwy Blue Star Hwy
Eastbound Westbound Northbound Southbound

Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total Left Thru Right Peds App.
Total Left Thru Right Peds App.

Total
Int.

Total
4:30 PM 5 0 4 0 9 5 2 5 0 12 3 71 5 0 79 13 69 3 0 85 185
4:45 PM 9 3 4 0 16 3 2 13 0 18 5 99 7 0 111 9 66 9 0 84 229
5:00 PM 9 1 6 0 16 6 1 15 0 22 6 103 6 0 115 7 53 8 0 68 221
5:15 PM 12 2 6 0 20 4 0 13 0 17 6 75 4 0 85 13 60 6 0 79 201

Total 35 6 20 0 61 18 5 46 0 69 20 348 22 0 390 42 248 26 0 316 836
Approach % 57.4 9.8 32.8 - - 26.1 7.2 66.7 - - 5.1 89.2 5.6 - - 13.3 78.5 8.2 - - -

Total % 4.2 0.7 2.4 - 7.3 2.2 0.6 5.5 - 8.3 2.4 41.6 2.6 - 46.7 5.0 29.7 3.1 - 37.8 -
PHF 0.729 0.500 0.833 - 0.763 0.750 0.625 0.767 - 0.784 0.833 0.845 0.786 - 0.848 0.808 0.899 0.722 - 0.929 0.913

Lights 34 6 20 - 60 18 4 45 - 67 20 339 22 - 381 38 243 26 - 307 815
% Lights 97.1 100.0 100.0 - 98.4 100.0 80.0 97.8 - 97.1 100.0 97.4 100.0 - 97.7 90.5 98.0 100.0 - 97.2 97.5
Mediums 1 0 0 - 1 0 1 1 - 2 0 6 0 - 6 4 5 0 - 9 18

% Mediums 2.9 0.0 0.0 - 1.6 0.0 20.0 2.2 - 2.9 0.0 1.7 0.0 - 1.5 9.5 2.0 0.0 - 2.8 2.2
Articulated

Trucks 0 0 0 - 0 0 0 0 - 0 0 3 0 - 3 0 0 0 - 0 3

% Articulated
Trucks 0.0 0.0 0.0 - 0.0 0.0 0.0 0.0 - 0.0 0.0 0.9 0.0 - 0.8 0.0 0.0 0.0 - 0.0 0.4

Pedestrians - - - 0 - - - - 0 - - - - 0 - - - - 0 - -
% Pedestrians - - - - - - - - - - - - - - - - - - - - -



Traffic Impact Study 95510001
Forest Gate Condominiums TIS Progressive AE

Synchro Analysis Results



Exisitng AM Peak

11/17/2022 Synchro 11 Report
PAE 95510001 Page 1

Intersection
Int Delay, s/veh 2.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 14 5 11 13 8 32 14 219 17 27 125 26
Future Vol, veh/h 14 5 11 13 8 32 14 219 17 27 125 26
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 68 68 68 88 88 88 78 78 78 95 95 95
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 21 7 16 15 9 36 18 281 22 28 132 27
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 555 541 146 541 543 294 159 0 0 303 0 0
          Stage 1 202 202 - 328 328 - - - - - - -
          Stage 2 353 339 - 213 215 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 445 451 906 455 450 750 1427 - - 1264 - -
          Stage 1 805 738 - 689 651 - - - - - - -
          Stage 2 668 643 - 794 729 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 405 435 906 430 434 749 1427 - - 1264 - -
Mov Cap-2 Maneuver 405 435 - 430 434 - - - - - - -
          Stage 1 795 722 - 680 643 - - - - - - -
          Stage 2 618 635 - 755 713 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 12.6 11.9 0.4 1.2
HCM LOS B B
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1427 - - 515 580 1264 - -
HCM Lane V/C Ratio 0.013 - - 0.086 0.104 0.022 - -
HCM Control Delay (s) 7.6 - - 12.6 11.9 7.9 - -
HCM Lane LOS A - - B B A - -
HCM 95th %tile Q(veh) 0 - - 0.3 0.3 0.1 - -



Exisitng AM Peak

11/17/2022 Synchro 11 Report
PAE 95510001 Page 2

Intersection
Int Delay, s/veh 0.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 12 0 0 0 23 242 0 0 166 0
Future Vol, veh/h 0 0 12 0 0 0 23 242 0 0 166 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 40 - - 40 - - 50 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 75 75 75 92 92 92 83 83 83 95 95 95
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 0 0 16 0 0 0 28 292 0 0 175 0
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 523 523 175 531 523 292 175 0 0 292 0 0
          Stage 1 175 175 - 348 348 - - - - - - -
          Stage 2 348 348 - 183 175 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 468 462 874 462 462 752 1407 - - 1275 - -
          Stage 1 832 758 - 672 638 - - - - - - -
          Stage 2 672 638 - 823 758 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 461 453 874 447 453 752 1407 - - 1275 - -
Mov Cap-2 Maneuver 461 453 - 447 453 - - - - - - -
          Stage 1 815 758 - 659 625 - - - - - - -
          Stage 2 659 625 - 808 758 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 9.2 0 0.7 0
HCM LOS A A
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 1407 - - - 874 - - 1275 - -
HCM Lane V/C Ratio 0.02 - - - 0.018 - - - - -
HCM Control Delay (s) 7.6 - - 0 9.2 0 0 0 - -
HCM Lane LOS A - - A A A A A - -
HCM 95th %tile Q(veh) 0.1 - - - 0.1 - - 0 - -



Exisitng PM Peak

11/17/2022 Synchro 11 Report
PAE 95510001 Page 1

Intersection
Int Delay, s/veh 3.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 35 6 20 18 5 46 20 349 22 42 253 26
Future Vol, veh/h 35 6 20 18 5 46 20 349 22 42 253 26
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 76 76 76 78 78 78 85 85 85 93 93 93
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 46 8 26 23 6 59 24 411 26 45 272 28
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 883 861 286 865 862 426 300 0 0 437 0 0
          Stage 1 376 376 - 472 472 - - - - - - -
          Stage 2 507 485 - 393 390 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 269 295 758 276 295 633 1267 - - 1128 - -
          Stage 1 649 620 - 576 562 - - - - - - -
          Stage 2 552 555 - 636 611 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 229 278 758 249 278 632 1267 - - 1128 - -
Mov Cap-2 Maneuver 229 278 - 249 278 - - - - - - -
          Stage 1 637 595 - 565 551 - - - - - - -
          Stage 2 484 544 - 582 587 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 21 15.7 0.4 1.1
HCM LOS C C
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1267 - - 304 423 1128 - -
HCM Lane V/C Ratio 0.019 - - 0.264 0.209 0.04 - -
HCM Control Delay (s) 7.9 - - 21 15.7 8.3 - -
HCM Lane LOS A - - C C A - -
HCM 95th %tile Q(veh) 0.1 - - 1 0.8 0.1 - -



Exisitng PM Peak

11/17/2022 Synchro 11 Report
PAE 95510001 Page 2

Intersection
Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 1 1 22 5 0 10 26 396 8 3 294 0
Future Vol, veh/h 1 1 22 5 0 10 26 396 8 3 294 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 40 - - 40 - - 50 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 67 67 67 75 75 75 84 84 84 92 92 92
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 1 1 33 7 0 13 31 471 10 3 320 0
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 871 869 320 881 864 476 320 0 0 481 0 0
          Stage 1 326 326 - 538 538 - - - - - - -
          Stage 2 545 543 - 343 326 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 274 292 725 269 294 593 1246 - - 1087 - -
          Stage 1 691 652 - 531 526 - - - - - - -
          Stage 2 526 523 - 676 652 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 262 284 725 250 286 593 1246 - - 1087 - -
Mov Cap-2 Maneuver 262 284 - 250 286 - - - - - - -
          Stage 1 674 650 - 518 513 - - - - - - -
          Stage 2 501 510 - 642 650 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 10.9 14.1 0.5 0.1
HCM LOS B B
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 1246 - - 262 679 250 593 1087 - -
HCM Lane V/C Ratio 0.025 - - 0.006 0.051 0.027 0.022 0.003 - -
HCM Control Delay (s) 8 - - 18.8 10.6 19.8 11.2 8.3 - -
HCM Lane LOS A - - C B C B A - -
HCM 95th %tile Q(veh) 0.1 - - 0 0.2 0.1 0.1 0 - -



Future (2027) AM Peak

11/21/2022 Synchro 11 Report
PAE 95510001 Page 1

Intersection
Int Delay, s/veh 2.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 17 5 16 14 8 35 16 235 18 30 141 27
Future Vol, veh/h 17 5 16 14 8 35 16 235 18 30 141 27
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 68 68 68 88 88 88 78 78 78 95 95 95
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 25 7 24 16 9 40 21 301 23 32 148 28
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 607 592 162 597 595 315 176 0 0 324 0 0
          Stage 1 226 226 - 355 355 - - - - - - -
          Stage 2 381 366 - 242 240 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 411 422 888 418 420 730 1406 - - 1241 - -
          Stage 1 781 721 - 666 633 - - - - - - -
          Stage 2 645 626 - 766 711 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 369 405 888 389 403 729 1406 - - 1241 - -
Mov Cap-2 Maneuver 369 405 - 389 403 - - - - - - -
          Stage 1 769 702 - 656 624 - - - - - - -
          Stage 2 591 617 - 719 693 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 13.2 12.4 0.5 1.2
HCM LOS B B
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1406 - - 497 549 1241 - -
HCM Lane V/C Ratio 0.015 - - 0.112 0.118 0.025 - -
HCM Control Delay (s) 7.6 - - 13.2 12.4 8 - -
HCM Lane LOS A - - B B A - -
HCM 95th %tile Q(veh) 0 - - 0.4 0.4 0.1 - -



Future (2027) AM Peak

11/21/2022 Synchro 11 Report
PAE 95510001 Page 2

Intersection
Int Delay, s/veh 1.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 0 25 0 0 0 30 256 0 0 174 4
Future Vol, veh/h 6 0 25 0 0 0 30 256 0 0 174 4
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 40 - - 40 - - 50 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 75 75 75 92 92 92 83 83 83 95 95 95
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 8 0 33 0 0 0 36 308 0 0 183 4
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 565 565 185 582 567 308 187 0 0 308 0 0
          Stage 1 185 185 - 380 380 - - - - - - -
          Stage 2 380 380 - 202 187 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 439 437 862 427 436 737 1393 - - 1258 - -
          Stage 1 821 751 - 646 617 - - - - - - -
          Stage 2 646 617 - 805 749 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 430 426 862 402 425 737 1393 - - 1258 - -
Mov Cap-2 Maneuver 430 426 - 402 425 - - - - - - -
          Stage 1 800 751 - 629 601 - - - - - - -
          Stage 2 629 601 - 774 749 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 10.1 0 0.8 0
HCM LOS B A
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 1393 - - 430 862 - - 1258 - -
HCM Lane V/C Ratio 0.026 - - 0.019 0.039 - - - - -
HCM Control Delay (s) 7.7 - - 13.5 9.3 0 0 0 - -
HCM Lane LOS A - - B A A A A - -
HCM 95th %tile Q(veh) 0.1 - - 0.1 0.1 - - 0 - -



Future (2027) AM Peak

11/21/2022 Synchro 11 Report
PAE 95510001 Page 3

Intersection
Int Delay, s/veh 1.9

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 7 3 25 13 1
Future Vol, veh/h 2 7 3 25 13 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 3 9 4 33 17 1
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 59 18 18 0 - 0
          Stage 1 18 - - - - -
          Stage 2 41 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 953 1066 1612 - - -
          Stage 1 1010 - - - - -
          Stage 2 987 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 950 1066 1612 - - -
Mov Cap-2 Maneuver 950 - - - - -
          Stage 1 1007 - - - - -
          Stage 2 987 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.5 0.8 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1612 - 1038 - -
HCM Lane V/C Ratio 0.002 - 0.012 - -
HCM Control Delay (s) 7.2 0 8.5 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -



Future (2027) AM Peak

11/21/2022 Synchro 11 Report
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Intersection
Int Delay, s/veh 2.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 1 11 7 27 20 0
Future Vol, veh/h 1 11 7 27 20 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 1 15 9 36 27 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 81 27 27 0 - 0
          Stage 1 27 - - - - -
          Stage 2 54 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 926 1054 1600 - - -
          Stage 1 1001 - - - - -
          Stage 2 974 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 920 1054 1600 - - -
Mov Cap-2 Maneuver 920 - - - - -
          Stage 1 995 - - - - -
          Stage 2 974 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.5 1.5 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1600 - 1041 - -
HCM Lane V/C Ratio 0.006 - 0.015 - -
HCM Control Delay (s) 7.3 0 8.5 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -



Future (2027) AM Peak

11/21/2022 Synchro 11 Report
PAE 95510001 Page 5

Intersection
Int Delay, s/veh 0.8

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 1 32 50 1 6 1
Future Vol, veh/h 1 32 50 1 6 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 1 43 67 1 8 1
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 68 0 - 0 113 68
          Stage 1 - - - - 68 -
          Stage 2 - - - - 45 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1546 - - - 888 1001
          Stage 1 - - - - 960 -
          Stage 2 - - - - 983 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1546 - - - 887 1001
Mov Cap-2 Maneuver - - - - 887 -
          Stage 1 - - - - 959 -
          Stage 2 - - - - 983 -
 

Approach EB WB SB
HCM Control Delay, s 0.2 0 9
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1546 - - - 902
HCM Lane V/C Ratio 0.001 - - - 0.01
HCM Control Delay (s) 7.3 0 - - 9
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - 0



Future (2027) PM Peak

11/21/2022 Synchro 11 Report
PAE 95510001 Page 1

Intersection
Int Delay, s/veh 4.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 38 6 24 19 6 49 25 377 23 45 274 27
Future Vol, veh/h 38 6 24 19 6 49 25 377 23 45 274 27
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 76 76 76 78 78 78 85 85 85 93 93 93
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 50 8 32 24 8 63 29 444 27 48 295 29
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 959 935 310 942 936 460 324 0 0 471 0 0
          Stage 1 406 406 - 516 516 - - - - - - -
          Stage 2 553 529 - 426 420 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 239 267 735 245 267 605 1241 - - 1096 - -
          Stage 1 626 601 - 546 538 - - - - - - -
          Stage 2 521 530 - 610 593 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 198 249 735 217 249 604 1241 - - 1096 - -
Mov Cap-2 Maneuver 198 249 - 217 249 - - - - - - -
          Stage 1 612 575 - 533 526 - - - - - - -
          Stage 2 448 518 - 551 567 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 24.5 17.4 0.5 1.1
HCM LOS C C
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1241 - - 273 384 1096 - -
HCM Lane V/C Ratio 0.024 - - 0.328 0.247 0.044 - -
HCM Control Delay (s) 8 - - 24.5 17.4 8.4 - -
HCM Lane LOS A - - C C A - -
HCM 95th %tile Q(veh) 0.1 - - 1.4 1 0.1 - -
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Intersection
Int Delay, s/veh 1.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 7 1 32 5 0 11 38 417 8 3 309 8
Future Vol, veh/h 7 1 32 5 0 11 38 417 8 3 309 8
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 40 - - 40 - - 50 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 67 67 67 75 75 75 84 84 84 92 92 92
Heavy Vehicles, % 0 0 0 0 0 0 1 1 1 1 1 1
Mvmt Flow 10 1 48 7 0 15 45 496 10 3 336 9
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 946 943 341 962 942 501 345 0 0 506 0 0
          Stage 1 347 347 - 591 591 - - - - - - -
          Stage 2 599 596 - 371 351 - - - - - - -
Critical Hdwy 7.1 6.5 6.2 7.1 6.5 6.2 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.1 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.1 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 243 265 706 237 265 574 1220 - - 1064 - -
          Stage 1 673 638 - 497 498 - - - - - - -
          Stage 2 492 495 - 653 636 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 230 254 706 213 254 574 1220 - - 1064 - -
Mov Cap-2 Maneuver 230 254 - 213 254 - - - - - - -
          Stage 1 648 636 - 479 480 - - - - - - -
          Stage 2 462 477 - 606 634 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 12.7 14.8 0.7 0.1
HCM LOS B B
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 1220 - - 230 670 213 574 1064 - -
HCM Lane V/C Ratio 0.037 - - 0.045 0.074 0.031 0.026 0.003 - -
HCM Control Delay (s) 8.1 - - 21.4 10.8 22.4 11.4 8.4 - -
HCM Lane LOS A - - C B C B A - -
HCM 95th %tile Q(veh) 0.1 - - 0.1 0.2 0.1 0.1 0 - -
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Intersection
Int Delay, s/veh 1.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 1 6 7 28 26 2
Future Vol, veh/h 1 6 7 28 26 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 1 8 9 37 35 3
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 92 37 38 0 - 0
          Stage 1 37 - - - - -
          Stage 2 55 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 913 1041 1585 - - -
          Stage 1 991 - - - - -
          Stage 2 973 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 908 1041 1585 - - -
Mov Cap-2 Maneuver 908 - - - - -
          Stage 1 985 - - - - -
          Stage 2 973 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.6 1.5 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1585 - 1020 - -
HCM Lane V/C Ratio 0.006 - 0.009 - -
HCM Control Delay (s) 7.3 0 8.6 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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Intersection
Int Delay, s/veh 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 1 9 12 34 31 1
Future Vol, veh/h 1 9 12 34 31 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 1 12 16 45 41 1
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 119 42 42 0 - 0
          Stage 1 42 - - - - -
          Stage 2 77 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 882 1034 1580 - - -
          Stage 1 986 - - - - -
          Stage 2 951 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 873 1034 1580 - - -
Mov Cap-2 Maneuver 873 - - - - -
          Stage 1 976 - - - - -
          Stage 2 951 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.6 1.9 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1580 - 1015 - -
HCM Lane V/C Ratio 0.01 - 0.013 - -
HCM Control Delay (s) 7.3 0 8.6 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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Intersection
Int Delay, s/veh 0.4

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 1 64 54 5 4 1
Future Vol, veh/h 1 64 54 5 4 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 1 85 72 7 5 1
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 79 0 - 0 163 76
          Stage 1 - - - - 76 -
          Stage 2 - - - - 87 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1532 - - - 832 991
          Stage 1 - - - - 952 -
          Stage 2 - - - - 941 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1532 - - - 831 991
Mov Cap-2 Maneuver - - - - 831 -
          Stage 1 - - - - 951 -
          Stage 2 - - - - 941 -
 

Approach EB WB SB
HCM Control Delay, s 0.1 0 9.2
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1532 - - - 859
HCM Lane V/C Ratio 0.001 - - - 0.008
HCM Control Delay (s) 7.4 0 - - 9.2
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - 0


