
  

 

 

Agenda for the 
Allendale Charter Township Board Meeting 

Monday, August 10, 2026, 6:00 p.m. 
  
Members Present: 
Members Absent: 
Guests Present: 

Meeting called to order  
 Invocation given by Mikal MacDonald 
 Pledge of Allegiance  
 Approve Agenda 
 Consent Agenda 

o Approval of the July 27, 2026, Regular Board Meeting Minutes 
o Bills 
o Interim Payments 

 For information 
o July Fire Department Report 

 Public Hearings 
o Springfield Crossings PUD 

 Public Comments 
 Guest Speakers 
 Action Items 

o Allendale Public School Foundation Non-Profit Status Recognition 
o Chamber of Commerce: Liquor License Application for M45 Fall Festival 
o Ordinance 2026-09: Zoning Text and Map Amendment 
o Ordinance 2026-10: Subdivision of Land Text Amendment  
o Ordinance 2026-11- First Reading: Zoning Map Amendment Ordinance Springfield 

Crossings Planned Unit Development 
 Discussion Items 
 Public Comments 
 Board Comments 
 Adjournment 

 
Our Wi-Fi connection may be used to access the Board Information Packet: 

• Account: ACT_Guest Password: ACTguest  
• Agenda and Packet file location: www.allendalemi.gov  Boards & Committees  Board of Trustees 

 Minutes & Agendas  

http://www.allendalemi.gov/
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GENERAL NOTES

SCALE: 1" = 100'

0' 50' 100' 200'

1) EXISITNG ZONING OF PROPERTY: R-2 (MEDIUM DENSITY ONE-FAMILY RESIDENTIAL)
 R-2 ZONING REQUIREMENTS

A) MINIMUM LOT AREA = 10,000 SQ.FT. (12,000 SQ.FT. FOR A CORNER LOT)
B) MINIMUM LOT WIDTH = 80 FT. (100 FT. FOR A CORNER LOT)
C) MAXIMUM BUILDING HEIGHT = 30 FT OR 2 1/2 STORIES

SETBACKS
A) FRONT YARD = 30 FT. (50 FT. ADJACENT TO PRIMARY STREET)
B) SIDE YARD = 25 FT. TOTAL (10 FT. MIN.)(30 FT. FOR CORNER LOT ON STREET SIDE)
C) REAR YARD = 25 FT.

2) PROPOSED ZONING OF PROPERTY: PUD (PLANNED UNIT DEVELOPMENT)
3) SUMMARY OF LAND USE:

A) TOTAL ACREAGE OF SITE (EXCLUDING R.O.W.) = 39.97 ACRES (1,741,271 SQ.FT.)
B) AREA OF PRIMARY USE (SINGLE -FAMILY RESIDENTIAL) = 28.29 ACRES (1,232,518 SQ.FT.) (70.8% OF PUD AREA)
C) AREA OF SECONDARY USE (TWO-FAMILY RESIDENTIAL) = 11.68 ACRES (508,740 SQ.FT.) (29.2% OF PUD AREA)
D) TOTAL PROPOSED DWELLINGS = 77 DWELLINGS

TOTAL SINGLE- FAMILY SITES = 37 DWELLINGS
TOTAL TWO-FAMILY DWELLINGS = 40 DWELLINGS (20 BUILDINGS)

4) PROPOSED PUD REGULATING STANDARDS:
A) SINGLE -FAMILY SITE CONDOMINIUMS (SITES 1-37)

MINIMUM SITE AREA = 10,000 SQ.FT. (12,000 SQ.FT. FOR A CORNER SITE)
MINIMUM SITE WIDTH = 80 FT. (100 FT. FOR A CORNER SITE)
MAXIMUM BUILDING HEIGHT = 30 FT. OR 2 1/2 STORIES
SETBACKS:

FRONT YARD = 30 FT. (40 FT. ADJACENT TO PRIMARY STREET)
SIDE YARD = 25 FT. TOTAL (10 FT. MIN.)
REAR YARD = 25 FT.

B) TWO-FAMILY CONDOMINIUMS COTTAGES AT SPRINGFIELD (40 UNITS)
MAXIMUM BUILDING HEIGHT = 30 FT. OR 2 1/2 STORIES
MINIMUM BUILDING TO BUILDING SEPARATION (FOUNDATION WALL TO FOUNDATION WALL) = 20 FT. MIN.
MINIMUM BUILDING DISTANCE TO PROPOSED R.O.W. ALONG 56TH AVENUE AND PIERCE STREET = 40 FT.
MINIMUM DISTANCE TO SINGLE FAMILY SITES = 30 FT.
MINIMUM DISTANCE FROM GARAGE TO COMMON DRIVE PAVEMENT OR ADJACENT SIDEWALK = 22 FT. MIN.

5) DENSITY CALCULATIONS:
MASTER PLAN DESIGNATION = MODERATE DENSITY RESIDENTIAL (MOD)
ALLOWABLE DENSITY (W/ SANITARY SEWER) = 3.26 PER NET DEVELOPMENT AREA
NET DEVELOPMENT AREA PER SEC 12.06.A.1.d = 33.84 ACRES (1,474,005 SQ.FT.)
ALLOWABLE DWELLING UNITS = 110 DWELLINGS
PROPOSED DWELLING/UNITS = 77 DWELLINGS
PROPOSED DENSITY = 2.28 DWELLINGS PER ACRES

6) OPEN SPACE CALCULATIONS:
TOTAL ACREAGE OF SITE (EXCLUDING R.O.W.) = 39.97 ACRES (1,741,271 SQ.FT.)
REQUIRED OPEN SPACE (20% OF PUD AREA) = 7.99 ACRES (348,254 SQ.FT.)
OPEN SPACES NOT LIMITED BY SEC. 12.06.E.4.d = 8.02  ACRES (349,505 SQ.FT.)
MAXIMUM QUALIFYING SEC.12.06.E.4.d LANDS (50% OF REQ. O.S.) = 4.00 ACRES (174,127 SQ.FT.)
TOTAL QUALIFYING OPEN SPACE [8.02 ACRES + 4.00 ACRES]  (30% OF PUD AREA) = 12.02 ACRES (523,632 SQ.FT.)

7) THIS PROJECT IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN, BASED ON THE NATIONAL FLOOD INSURANCE PROGRAM RATE
MAPS.

8) BEST MANAGEMENT PRACTICES WILL BE UTILIZED DURING AND AFTER CONSTRUCTION OF THE PROJECT. MEASURES WILL
INCLUDE THE USE OF SEEDING AND MULCHING, SEDIMENT INLET FILTERS, COMPACTION AND PAVING. THE OWNER OF THE
SUBJECT PARCEL SHALL HAVE THE RESPONSIBILITY TO MAINTAIN THE PERMANENT SOIL EROSION PROTECTION MEASURES.

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

10) THE PERMANENT PARCEL NUMBER FOR THE SITE IS 70-09-25-300-060.
THE ADDRESS OF THE PROPERTY IS 10460 56TH AVENUE, ALLENDALE, MI  49401.

11) MAIL KIOSK/MAIL BOX LOCATIONS TO BE COORDINATED WITH USPS.
12) ALL UTILITIES SHALL BE UNDERGROUND
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

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

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

Know what's below.
    CALL before you dig.

 
LANDSCAPE NOTES
PLANTING NOTES:
1) ALL PLANT MATERIAL SHALL BE LOCALLY NURSERY GROWN NO.1 GRADE AND INSTALLED ACCORDING TO ACCEPTED

PLANTING PROCEDURES.  ALL PLANT MATERIALS SHALL MEET CURRENT AMERICAN ASSOCIATION OF NURSERYMEN
STANDARDS.  DO NOT PLANT MATERIALS UNTIL DIRECTED BY OWNER, LANDSCAPE ARCHITECT, AND/OR CONSTRUCTION
MANAGER.  THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL, FOR ANY REASON BEFORE
OR AFTER IT IS INSTALLED.

2) SIZES SPECIFIED ARE MINIMUM SIZES TO WHICH THE PLANTS ARE TO BE INSTALLED.
3) ANY PLANT SUBSTITUTIONS SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT.
4) MAINTENANCE OF LANDSCAPING ITEMS, TREES, AND PLANTS SHALL BE PERFORMED BY THE PROPERTY OWNER OR A

QUALIFIED PROFESSIONAL. ALL LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH APPLICABLE
MUNICIPAL STANDARDS AND IN ACCORDANCE WITH CURRENT INDUSTRY STANDARDS IN A NEAT, HEALTHY AND WEED FREE
CONDITION.  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIALS ARE TO BE REPLACED IMMEDIATELY AFTER NOTIFIED TO
DO SO.

5) PLANT TREES AND SHRUBS IN ACCORDANCE WITH PLANTING DETAILS.  DIG TREE PITS PER DETAILS.  PLANT TREES AND
SHRUBS AT THE SAME GRADE LEVEL AT WHICH THEY WERE GROWN AT THE NURSERY.  IF HEAVY CLAY SOILS ARE EVIDENT,
PLANT TREES AND SHRUBS HIGHER, APRROX. 1/4 OF THE ROOT BALL ABOVE GRADE, AND BACKFILL TO TOP OF ROOT BALL.

6) REMOVE ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL FROM ROOT BALLS.  REMOVE THE TOP
1/3 OF BURLAP FROM EARTH BALLS AND REMOVE BURLAP FROM AROUND TRUNK.

7) FINELY SHREDDED HARDWOOD BARK MULCH, NATURAL COLOR (NON-COLORED), IS REQUIRED FOR ALL PLANTINGS AND
PLANTING BEDS.  MULCH PER PLANTING DETAILS.  MULCH IN PLANT BEDS SHALL BE 3" THICK AT TIME OF INSPECTION AND
AFTER COMPACTED BY RAIN OR IRRIGATION. ALL PLANTING BEDS SHALL BE EDGED WITH 6" X 12 GAUGE STEEL LANDSCAPE
EDGING.

8) LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION OF ALL UNDERGROUND AND OVERHEAD
UTILITIES.  IF A CONFLICT WITH UTILITIES EXIST, NOTIFY OWNER/CONSTRUCTION MANAGER PRIOR TO PLANTING.

9) PLANT MATERIAL SHALL BE GUARANTEED FOR ONE YEAR AFTER PLANTING AND ACCEPTANCE.

TOPSOIL AND TURF NOTES:
1) WHEREVER GROUND IN ITS NATURAL STATE HAS BEEN DISTURBED, APPROVED LANDSCAPING OR GRASS SHALL BE FULLY

INSTALLED, AND ESTABLISHED WITHIN A REASONABLE PERIOD OF TIME, BUT NO LONGER THAN ONE GROWING SEASON
(UNLESS OTHERWISE NOTED AND APPROVED).

2) DURING EXCAVATION, GRADING, AND INSTALLATION OF REQUIRED LANDSCAPING, ALL SOIL EROSION AND SEDIMENTATION
CONTROL REGULATIONS SHALL BE STRICTLY FOLLOWED AND COMPLIED WITH.

3) ALL LAWN AREAS SHALL RECEIVE SOD OR HYDROSEED.  TURF SHALL BE INSTALLED ON TOPSOIL UNLESS APPROVED
OTHERWISE.  DO NOT PLANT UNTIL ACCEPTANCE OF FINISH GRADE.

4) SOD SHALL BE GROWN ON TOPSOIL UNLESS APPROVED OTHERWISE.  SOD SHALL BE 2 YEARS OLD AND STRONGLY ROOTED.
PLACE SOD TIGHTLY WITH NO GAPS AND WITH GRAIN IN SAME DIRECTION.  SEAMS OF SOD SHALL BE STAGGERED IN A
RUNNING BOND PATTERN. SOD SHALL BE WATERED IMMEDIATELY TO AVOID DRYING OUT.  DO NOT INSTALL SOD UNTIL
ACCEPTANCE OF FINISH GRADE AND IRRIGATION SYSTEM IS OPERATING PROPERLY UNLESS DIRECTED IN WRITING TO DO
OTHERWISE. FINISH ROLL SOD WITH A WATER FILLED LAWN ROLLER, ROLL PERPENDICULAR TO LENGTH OF SOD.

5) TURF SHALL BE INSTALLED ON A MIN. OF 3"-4" OF LIGHTLY COMPACTED APPROVED TOPSOIL.  TOPSOIL SHALL BE FERTILE,
SCREENED, FRIABLE TOPSOIL FREE OF STONES 1/2" IN DIA. AND LARGER, ROOTS, STICKS, OR OTHER EXTRANEOUS
MATERIAL INCLUDING NOXIOUS PLANTS.  PH BETWEEN 6.0 AND 6.5, SALTS 500 PARTS PPM, ORGANIC CONTENT 3% MIN. DO
NOT INSTALL TOPSOIL UNTIL APPROVED BY OWNER/C.M..  TOPSOIL SHALL BE FINE GRADED TO A SMOOTH FINISH, FREE OF
LUMPS AND DEPRESSIONS.

6) ALL LANDSCAPE ISLANDS WITHIN PARKING LOTS SHALL BE BACK FILLED WITH TOPSOIL TO A DEPTH OF 18" MIN.

IRRIGATION NOTES:
1) AN IN-GROUND IRRIGATION SYSTEM IS NOT REQUIRED PER LOCAL ZONING ORDINANCES. HOWEVER, IT IS RECOMMENDED

THAT ALL PLANTING AREAS, LAWN AREAS AND LANDSCAPE ISLANDS SHOWN ARE TO HAVE A COMPLETE IRRIGATION SYSTEM.
THE G.C. SHALL BE RESPONSIBLE FOR RETAINING A QUALIFIED FIRM FOR THE DESIGN OF THE IRRIGATION SYSTEM.  THE
DESIGN MUST SHOW HOW THE SYSTEM TIES INTO THE BUILDING AND MUST SHOW ALL OF THE NECESSARY EQUIPMENT FOR
A COMPLETE SYSTEM.  THE G.C. SHALL SUBMIT THE IRRIGATION SYSTEM DESIGN TO THE ARCHITECT/OWNER FOR APPROVAL
PRIOR TO COMMENCEMENT OF WORK.

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

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

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

TYPICAL TREE PLANTING DETAIL
N.T.S.

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

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

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

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

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

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

HE
IG

HT

SPREAD

STREET TREES: SEC. 405.23.A

ON LOTS CONTAINING RIGHT OF WAY FRONTAGE OF LESS THAN 100 FEET IN WIDTH, A MINIMUM OF ONE TREE
SHALL BE PLANTED ALONG EACH SIDE OF THE STREET. ON LOTS CONTAINING RIGHT OF WAY FRONTAGE OF 100
FEET OR GREATER IN WIDTH, NOT LESS THAN ONE TREE FOR EVERY 50 FEET OF FRONTAGE ALONG EACH SIDE OF
THE STREET. TREES SHALL BE A MINIMUM OF ONE TREE PER INTERIOR LOT AND AT LEAST TWO TREES SHALL BE
PROVIDED FOR A CORNER LOT.

LANCE AVENUE

REQUIRED: 40 TREES PROPOSED: 40 TREES

56TH AVENUE

REQUIRED: 4 TREES PROPOSED: 4 TREES

LANDSCAPE CALCULATIONS

LANDSCAPE SCHEDULE
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FOR TREE AND BRUSH
CLEARING

72' WIDE NO-BUILD EASEMENT
FOR OVERHEAD UTILITY LINES
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ALLENDALE DRAIN

16.5' WIDE EASEMENT TO
MICH. BELL TELE. CO.
PER LIBER 1379, PAGE 367
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.5'
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N
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FUTURE PATH (BY OTHERS)
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CONSULTED ON
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BECOME  PERMANENT
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DECLARATION OF RESTRICTIVE COVENANTS FOR OPEN SPACE 

 

[This instrument is exempt from County and State transfer 

taxes pursuant to MCL 207.505(a) and MCL 207.526(a), respectively] 

 

 

THIS DECLARATION OF RESTRICTIVE COVENANTS FOR OPEN SPACE 

(“Declaration”) is created this ______ day of ______________, 202__, by Biltmore, LLC, a 

Michigan limited liability company, of 5399 Pierce St. Bldg. F, Allendale, MI 49401 

(Developer). 

 

 The Developer is engaged in the construction of a single-family residential site 

condominium project located in Allendale Charter Township and the County of Ottawa, 

established as Springfield Crossings (“Springfield Crossings”) pursuant to the Master Deed 

recorded on ____________________ at Instrument No. ______________________, Ottawa 

County Records ( “Crossings Master Deed”).  

 

 The Developer is further engaged in the construction of residential condominium project 

located in Allendale Charter Township and the County of Ottawa, established as The Cottages 

at Springfield (“The Cottages at Springfield”) pursuant to the Master Deed recorded on 

____________________ at Instrument No. ______________________, Ottawa County Records 

( “Cottages Master Deed”).  

 

 The Developer has received approval from Allendale Charter Township (“Township”) to 

develop Springfield Crossings and The Cottages at Springfield (collectively, the “Project”) in 

accordance with Resolution _____.   

 

The Township’s approval of the Project was conditioned, in part, on the establishment of 

the perpetual building and use restrictions contained herein upon the below described portions 

of the Project, in accordance with the terms of this Declaration.   

 

Those portions of the Project that are encumbered by this Declaration (the “Open Space 

Area”) consist of (i) ___________________________  as depicted on Ottawa County 

Condominium Subdivision Plan No. ____ attached as Exhibit B to the Crossings Master Deed 

and (ii) ___________________________  as depicted on Ottawa County Condominium 

Subdivision Plan No. ____ attached as Exhibit B to the Cottages Master Deed (collectively, the 

“Preservation Areas”).  
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 NOW, THEREFORE, the Developer does, upon the recording hereof, declare that the 

Project will be held, conveyed, hypothecated, encumbered, leased, rented, occupied, improved, 

or in any other manner utilized subject to the covenants, conditions, restrictions, uses, limitations, 

and affirmative obligations set forth in this Declaration, all of which will be deemed to run with 

the land and will be a burden and a benefit to the Developer, its successors and assigns, and to 

any persons acquiring or owning an interest in the Project, their grantees, successors, heirs, 

personal representatives, administrators and assigns.  In furtherance of the establishment of the 

Project, the Developer declares as follows: 

 

1. The purpose of this Declaration is to protect the natural features of the 

Preservation Area by restricting development activities and improvements within the 

Preservation Area, to assure that the Preservation Area will be perpetually preserved in its 

predominately natural and open space condition, and further to restrict development activities 

and improvements within the Park Area, in accordance with the provisions and limitations of 

this Declaration as well as the Master Deed.    

 

2. The Open Space Area located within Springfield Crossings shall at all times be 

owned and maintained by the Springfield Crossings Homeowners Association, a Michigan 

nonprofit corporation consisting of co-owners of units within Springfield Crossings (the 

“Crossings Association”). 

 

3. The Open Space Area located within The Cottages at Springfield shall at all times 

be owned and maintained by The Cottages at Springfield Condominium Association, a Michigan 

nonprofit corporation consisting of co-owners of units within The Cottages at Springfield (the 

“Cottages Association”) The Crossings Association and the Cottages Association are 

hereinafter referred to as an “Association” or the “Associations”. 

 

4. Except as specifically provided herein, or as authorized under the Allendale 

Charter Township Ordinance ____ to Establish the Springfield Crossings PUD Zoning District, 

or Resolution ____________: 

 

(a) The Preservation Areas shall be a no-disturb area and shall be maintained 

in its natural state in perpetuity.  Unless otherwise approved in writing by the Township 

and also by the Association for the project in which such area is located, no building, 

structure or other improvement shall be constructed within the Preservation Area, nor 

shall any clearing, mowing, tree removal, excavation, or other improvement be permitted 

in the Preservation Area except for periodic maintenance of the Preservation Area, 

including periodic removal of underbrush to reduce fire hazard and the necessary pruning 

and harvesting of trees and new plantings, as necessary to protect the health, safety and 

welfare of persons acquiring or owning an interest in the Project and their guests and 

invitees.  Notwithstanding the forgoing, the Preservation Area may be disturbed by the 

Association for the project in which such area is located, for the removal of trees smaller 

than six inches in diameter at chest height and removal of dead, diseased, unsafe, or fallen 

trees, and noxious plants and shrubs, including, but not limited to, poison ivy, poison 

sumac, and poison oak.   
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5. This Declaration does not grant or convey to the general public any right to 

possession or use of the Open Space Area.  

 

 6. If the Association for the project in which a Preservation Area is located fails to 

maintain the Open Space Area as described in Section 3 above, as deemed necessary in the 

discretion of the Township for a period of thirty (30) days after the Township has given written 

notice to the Association of such failure, then the Township may, but shall not be required to, 

reasonably perform such maintenance as detailed in the notice, and may assess the Association 

for the costs of such maintenance.  The Township shall have authority to enforce the terms and 

conditions of this Declaration through all legal means, including the right to the remedy of 

specific performance. Further each Association shall have the right to enforce the restrictions 

and provisions of this Declaration by all lawful means, including specific performance against 

the unit owners for the project in which such Preservation Area is located. 

 

7. This Declaration shall be binding upon the successors and assigns of the 

Developer and shall run with the land in perpetuity unless modified or terminated by written 

agreement of each Association and the Township. 

 

 

[This space is intentionally left blank] 
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 The Developer has duly executed this Declaration on the day and year first above written. 

 

Developer: 

 

BILTMORE, LLC, a Michigan limited liability 

company 

 

 

 

By: _______________________________ 

 Merwyn Koster 

 Its:  Manager 

 

Acknowledged before me in Kent County, Michigan, on ______________, 20__ by 

Merwyn Koster, Manager of Biltmore, LLC, a Michigan limited liability company. 

 

___________________________________ 

_______________________, Notary Public 

Kent County, Michigan 

Acting in Kent County, Michigan 

My Commission Expires:  ______________ 

 

 

 

 

 

 

  

This Instrument was Drafted By: 

 

TODD A. HENDRICKS 

RHOADES McKEE 

55 Campau Avenue NW, Suite 300 

Grand Rapids, MI  49503 

 

Return to Draftsman 

after recording. 
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EXHIBIT A 

Depiction of Open Space Area 

 



 

 

 

 

 

 

 

 

 

 

  

 

 MASTER DEED 

 

 THE COTTAGES AT SPRINGFIELD 

 

 (Act 59, Public Acts of 1978, 

 as amended) 

 

 

OTTAWA COUNTY CONDOMINIUM SUBDIVISION PLAN NO. _____ 

 

  (1) Master Deed establishing The Cottages at Springfield, a Condominium Project. 

 

  (2) Exhibit “A” to Master Deed:  Condominium Bylaws of The Cottages at Springfield. 

 

  (3) Exhibit “B” to Master Deed:  Condominium Subdivision Plan for The Cottages at 

Springfield. 

 

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

71 of the Michigan Condominium Act. 

 

  (5) Exhibit “D” to Master Deed:  Mortgagee’s Consent to Submission of Property to 

Condominium Ownership. 

 

 

 

No interest in real estate being conveyed hereby, no revenue stamps are required. 

 

 

This Master Deed Drafted By 

and Return to After Recording: 

 

Todd A. Hendricks (P45782) 

RHOADES McKEE, PC 

55 Campau Avenue, N.W., Suite 300 

Grand Rapids, MI  49503 
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MASTER DEED 

 

THE COTTAGES AT SPRINGFIELD 

 

(Act 59, Public Acts of 1978, 

as amended) 

 

 

 This Master Deed is made and executed on this _____ day of ________, 2026, by BILTMORE, LLC, 

a Michigan limited liability company, of 5399 Pierce St. Bldg. F, Allendale, Michigan 49401 (the 

“Developer”). 

 

WITNESSETH: 

 

 WHEREAS, the Developer is engaged in the construction of a condominium project to be known as 

The Cottages at Springfield (the “Project”), located in Allendale Township, Ottawa County, Michigan on 

the parcel of land described in Article II; and 

 

 WHEREAS, the Developer desires, by recording this Master Deed together with the Condominium 

Bylaws attached hereto as Exhibit “A” and the Condominium Subdivision Plan attached as Exhibit “B” (both 

of which are hereby incorporated by reference and made a part hereof), to establish the real property 

described in Article II, together with the improvements located and to be located thereon and the 

appurtenances thereto, as a condominium project under the provisions of the Michigan Condominium Act. 

 

 NOW, THEREFORE, the Developer does, upon the recording hereof, establish The Cottages at 

Springfield as a condominium project under the Act and does declare that the Project will be held, conveyed, 

hypothecated, encumbered, occupied, improved, or in any other manner utilized subject to the provisions of 

the Act, and to the covenants, conditions, restrictions, uses, limitations, and affirmative obligations set forth 

in this Master Deed, all of which will be deemed to run with the land and will be a burden and a benefit to the 

Developer, its successors and assigns, and to any persons acquiring or owning an interest in the Project, their 

grantees, successors, heirs, personal representatives, administrators and assigns.  In furtherance of the 

establishment of the Project, it is provided as follows: 

 

 ARTICLE I 

 NATURE OF PROJECT 

 

 1.1 Introduction to the Community.  As the Developer of The Cottages at Springfield, 

Biltmore, LLC, a Michigan limited liability company, has established this Master Deed to provide a 

governance structure and a flexible system of standards and procedures for the overall development, 

expansion, administration, maintenance and preservation of The Cottages at Springfield.  An integral part 

of the development plan is the creation of The Cottages at Springfield Condominium Association, a 

Michigan non-profit corporation, to operate and/or maintain various common elements and common areas 

and to ultimately administer and enforce this Master Deed and the other Condominium Documents 

referenced in this Master Deed. 

 

 1.2 Nature of Project. The Cottages at Springfield consists of forty (40) condominium units 

designed and intended for separate ownership and use for residential purposes, as set forth completely in the 

Condominium Subdivision Plan.  Each Unit is capable of individual utilization by having its own access to 

the Common Elements of the Project.  All improvements and utilities for Units 1 and 2, as depicted on the 

Condominium Subdivision Plan, are “must-be-built” items. All other improvements, utilities and Units are 

“need-not-be-built” items.  The Developer reserves the right, in its discretion, to construct the other Units and 

related improvements in the Project, as depicted on the attached Exhibit B. 
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 The Project’s storm water management system may be established and/or dedicated by the 

Developer as an Ottawa County Drain District.  The Project may be contracted in the sole discretion of 

the Developer, in accordance with Article X of this Master Deed.  The number, size, style and/or location 

of Units or of any Limited Common Element appurtenant to a Unit may be modified from time to time, in the 

Developer’s sole discretion, by amendment affected solely by the Developer or its successors without the 

consent of any Co-owner, mortgagee or other person, so long as such modifications do not unreasonably 

impair or diminish the appearance of the Project or the view, privacy or other significant attribute or amenity 

of any Unit which adjoins or is proximate to the modified Unit or Limited Common Element; provided, that 

no Unit (or a Limited Common Element appurtenant to such Unit) which has been sold or is subject to a 

binding purchase agreement shall be modified without the consent of the Co-owner or purchaser and 

mortgagee thereof.  No Unit modified in accordance with this paragraph shall be conveyed, however, until an 

amendment to the Master Deed duly reflecting all material changes has been recorded.  All Co-owners, 

mortgagees of Units and other persons interested or to become interested in the Project from time to time 

shall be deemed to have unanimously consented to any amendment to amendments necessary to effectuate 

the foregoing.  All such interested persons irrevocably appoint Developer and its successors or assigns as 

agent and attorney for the purpose of executing such amendments to the Master Deed and all other 

Condominium Documents as may be necessary to effectuate the foregoing.  Notwithstanding the foregoing, 

no change shall be made to the Project’s Final Development Plan without the prior approval of Allendale 

Township, as provided in the Allendale Charter Township Zoning Ordinance. 

 

 1.3 Co-owner Rights. Each Co-owner in the Project will have a particular and exclusive 

property right to the Co-owner’s Unit and the Limited Common Elements appurtenant thereto and will have 

an undivided and inseparable right to share with other Co-owners the General Common Elements of the 

Project as designated by this Master Deed. 

 

ARTICLE II 

LEGAL DESCRIPTION 

 

 2.1 Legal Description.  The land which is hereby submitted to condominium ownership 

pursuant to the provisions of the Act is described as follows: 

 

[Insert legal description]  

 
The property submitted to condominium ownership by this Master Deed and by any future 

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

ARTICLE III 

 DEFINITIONS 

 

 3.1 Definitions.   Certain terms are utilized not only in this Master Deed and Exhibits “A” 

and “B” attached hereto, but are or may be used in various other instruments such as, by way of example and 

not limitation, the Articles of Incorporation, Association Bylaws and Rules and Regulations of The Cottages 

at Springfield Condominium Association, a Michigan non-profit corporation, and deeds, mortgages, liens, 

land contracts, easements and other instruments affecting the establishment of, or transfer of, interests in the 

Project.  As used in such documents, unless the context otherwise requires: 
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