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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
Chamber of Commerce: Liquor License Application for M45 Fall Festival
Ordinance 2026-09: Zoning Text and Map Amendment
Ordinance 2026-10: Subdivision of Land Text Amendment
Ordinance 2026-11- First Reading: Zoning Map Amendment Ordinance Springfield
Crossings Planned Unit Development
Discussion Items
Public Comments
Board Comments
Adjournment

o
o
o
O

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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. = Experience . . . the Difference
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Land Planning===Landscape Architecture === Civil Engineering===Land Surveying===High Definition Scanning===Forensic Engineering==Fire Investigation

NEDERVELI

www.nederveld.com
800.222.1868

GRAND RAPIDS

217 Grandville Ave., Suite 302
Grand Rapids, MI 49503
Phone: 616.575.5190

ANN ARBOR

3037 Miller Rd.
Ann Arbor, Ml 48103
Phone: 734.929.6963

HOLLAND

730 Chicago Dr.
Holland, MI 49423
Phone: 616.393.0449

PREPARED FOR:

Biltmore LLC
Attn: Merwyn Koster

5399 Pierce Street
Allendale, MI 49401
Phone: 616.895.5904

REVISIONS:

Title: Conceptual Site Plan
Drawn: JW/DC Checked: EDY

Date: 11.07.2025

Title: Per Township Review
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Title: Site Plan Review
Drawn: DC Checked: EDY
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Title: Final PUD Site Plan Review
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Drawn: DLC Checked: EDY
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Title: Final PUD Site Plan Review
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Title: Final PUD Site Plan Review
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Final PUD Plan
PART OF THE SW 1/4 OF SECTION 25, T7N, R14W,
ALLENDALE TOWNSHIP, OTTAWA COUNTY, MICHIGAN

PLANNED UNIT DEVELOPMENT

SPRINGFIELD CROSSINGS

PROJECT NO:
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ZONED R-1

JANICE FULLER
70-09-26-400-017
105621 56TH AVENUE

ZONED R-1

BRIAN & SUE MARTIN
70-09-26-400-057
10483 56TH AVENUE

ZONED R-1

CURTIS JONES
70-09-26-400-027
10425 56TH AVENUE

Know what's below.
CALL before you dig.

S\.Z

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.
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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.

This Instrument was Drafted By:

TopD A. HENDRICKS

RHOADES McKEE

55 Campau Avenue NW, Suite 300
Grand Rapids, MI 49503

Return to Draftsman
after recording.
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, Notary Public

Kent County, Michigan
Acting in Kent County, Michigan
My Commission Expires:




EXHIBIT A
Depiction of Open Space Area
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MASTER DEED
THE COTTAGES AT SPRINGFIELD

(Act 59, Public Acts of 1978,
as amended)

OTTAWA COUNTY CONDOMINIUM SUBDIVISION PLAN NO.

(D
2
3)

“4)

)

Master Deed establishing The Cottages at Springfield, a Condominium Project.
Exhibit “A” to Master Deed: Condominium Bylaws of The Cottages at Springfield.

Exhibit “B” to Master Deed: Condominium Subdivision Plan for The Cottages at
Springfield.

Exhibit “C” to Master Deed: Affidavit of Mailing as to Notices required by Section
71 of the Michigan Condominium Act.

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



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.

1
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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 I
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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