AGENDA
EAST GRAND RAPIDS PLANNING COMMISSION
June 14, 2022 - 5:30 PM
Community Center – Commission Chambers
Citizens may also stream the meeting via the following link: https://bit.ly/2xXlLvn
Comments not accepted via the livestream.

1.

Call to Order

2.

Approval of the Agenda

3.

Approval of Minutes: May 10, 2022, Meeting

4.

Public Comment on Non-Agenda Items

5.

Recognition of Service-Dr. Tom Getz

6.

Public Hearing – Amendment to Chapter 50, Sections 5.111 and 5.116 of
Zoning Ordinance – Nonconformities

7.

Training/Review Procedures for Site Plan Review/Site Condominiums

8.

Public Hearing – Site Plan Review for 1761 & 1779 Breton Rd. (Proposed
Site Condominium)

9.

Report of the City Commission

10.

Next Regular PC Meeting: July 12, 2022

11.

Adjournment

PROCEEDINGS OF THE PLANNING COMMISSION
CITY OF EAST GRAND RAPIDS
May 10, 2022
East Grand Rapids Community Center – Commission Chambers
Present: Chairman Tom Getz, Commissioners Steve Achram, Matt Feyen, Karey Hamrick, Mary Mapes,
Greg Metz, Peter Michell and Whitney Renner.
Absent: Commissioner Brian Miller
Also Present: City Manager Shea Charles, Deputy City Manager Doug LaFave, Zoning Administrator
Jay Gianotti, City Attorney John Huff, and Recording Secretary Lynda Taylor
1. CALL TO ORDER
Chairman Getz called the meeting to order at 5:30 PM.
2. APPROVAL OF AGENDA
A motion was made by Commissioner Michell and supported by Commissioner Achram to approve
the agenda as written.
Yeas: Achram, Feyen, Getz, Hamrick, Mapes, Metz, Michell, Renner – 8
Nays: -03. APPROVAL OF MINUTES – March 8, 2022
A motion was made by Commissioner Mapes and Supported by Commissioner Renner to approve the
minutes as corrected.
Yeas: Achram, Feyen, Getz, Hamrick, Mapes, Metz, Michell, Renner – 8
Nays: -04. PUBLIC COMMENT: NON-AGENDA ITEMS
Chairman Getz opened public comment.
•

Eric Graham – 2204 Argentina Drive, S.E.: Expressed concern with the City’s Zoning Ordinance
definition of a front lot line for a corner lot. Chairman Getz asked Zoning Administrator Gianotti
to investigate the language for clarity.

No other public comment was received
Chairman Getz closed public comment.
5. INTRODUCTION OF AMENDMENT TO CHAPTER 50, SECTIONS 5.111 AND 5.116 OF THE
ZONING ORDINANCE – NONCONFORMITIES
City Attorney Huff reported that the ordinance does not list all the kinds of non-conformities that exist.
The amendment will include all non-conformities. With reference to variances, one has a standard of
undue hardship, and one has a standard of practical difficulties. Both should have been listed in each
section. He pointed out that the wording was an oversight and not intentionally left out
Chairman Getz stated that this is the introduction of the proposed amendments and a formal hearing
will be at the next meeting.

Commissioner Feyen, referencing Section 5.116, asked if that section had ever been used by the City.
City Attorney Huff responded that he couldn’t think of a time when property was acquired due to a
nonconformity.
It was decided that a public hearing would be held at the next regular Planning Commission meeting
on June 14, 2022.
6. STUDY SESSION – DISCUSSION OF POTENTIAL FUTURE ZONING ORDINANCE
AMENDMENTS
Zoning Administrator Gianotti reviewed the potential zoning ordinance amendments. His summaries
are below each of the section headings below.
A. Section 5.61 - Encroachments/Setbacks for Certain Uses next to Accessory Buildings:
This ordinance lists items that are allowed to encroach into required yards. Mechanical equipment
is allowed to encroach up to 3' into a required side or rear yard and must also be within 5' of
a building. Window wells and egress windows are allowed to encroach 3' into all required
yards. In the past year, the City has reviewed multiple permits and plans proposing
mechanical units (air conditioners and generators) to be located next to accessory buildings.
The City has allowed this based on specific setback requirements of accessory buildings which are
only required to be 3' from side and rear property lines. This does create the possibility where a
mechanical unit could be located right up to the property line causing concerns that this could
create a situation where a mechanical unit could effectively block access to certain parts of a
property. A similar situation could arise if a window well was installed on an accessory
building. The City would like to eliminate this possibility and identify any other adjustments to
the regulations that may be needed.
Mr. Gianotti asked the Planning Commission for comments and suggestions:
• Commissioner Mapes asked if there was any consideration regarding the noise factor of
mechanical devices. Deputy City Manager La Fave responded that noise was one of the factors
that would be a concern of adjacent property owners as well as access to the unit itself if it is on
the property line especially if a fence is in place.
• Chairman Getz added that access by Public Safety would be a concern.
• Commissioner Feyen stated that there probably are electrical or mechanical code requirements
in terms of clearance in front or on the side of a unit which might be a way to deal with this
issue. Mr. La Fave commented that inspectors wouldn't know where lot lines are if no fence is
present.
• Chairman Getz suggested that nothing be allowed in the 3' setback.
• Commissioner Hamrick asked how often people build homes where the generators and air
conditioning units are connected to a garage rather than the house. Mr. Gianotti responded that
most units connected to accessory building are air conditioners and are small wall-type units.
Commissioner Hamrick asked if the City knows how many housing units in the community
have this scenario. Mr. La Fave responded that it would depend on if it was permitted work.
He added that it is more common in redevelopment situations where the property owner would
rather not have a unit in their own backyard, but out of the way near the lot line toward the
neighboring property. He added the City thinks it would be a good idea to make sure that it is
clear it is not permissible to do this.
• Commissioner Feyen echoed Chairman Getz's suggestion that mechanical units not be allowed
within 3' of a property line which would still allow them to encroach from a house but eliminate
the 3' issue for an accessory building. Mr. La Fave added that this would be very clear
language.
• Commissioner Metz said that the City now allows encroachment to 2' from the property line for
the main house and would like to see consistency in the language. Chairman Getz added that it
seemed like a reasonable compromise to say that any mechanical unit can't encroach to within
2' of the property line to keep it consistent with the main dwelling. Commissioner Michell

suggested making sure the encroachment to 2' of the property line included both ground and
wall units.
• Commissioner Mapes and Chairman Getz suggested getting input from Public Safety.
• Mr. Gianotti will put together language for the next meeting using the comments and
suggestions given.
B. Section 5.81B - Home Occupation Regulations:
This section of the zoning ordinance provides standards for home occupations. Home
occupations allow for small businesses, incidental to the primary (residential) use of a property, to
operate in a residential home. Some of the current regulations may be vague in terms of what is
or may not be allowed for such uses and some regulations may not meet current trends. The
Planning Commission may want to revisit these standards to see if they should be updated.
Suggested options that could be considered include:
• Allowing home occupations to be located in accessory buildings.
• Listing specific types of uses that can be allowed for a home occupation, as well as uses that
would not be considered or allowed as a home occupation.
• Providing for some home occupation uses to allow customers/patrons to visit, such as
architect, designer, lawyer, realtor, etc.
• Limits on time and frequency clients/patrons and deliveries can be made.
Mr. Gianotti asked for thoughts, concerns or suggestions on this topic.
• Commissioner Hamrick asked for clarification on what would qualify as a home-based
business. Mr. Gianotti responded that it would be businesses that have one or two persons, are
run by the people living in the house and a piece of the house is dedicated to the business.
Commissioner Hamrick asked if there had been any complaints from residents regarding a
home-based business. Mr. Gianotti said he had not received any complaints but had received
inquiries about possible home occupations. He also has had questions about operating a
business in an accessory building or upper level of garage expansion which is not permissible
under the current regulations.
• Chairman Getz offered that this does not include residents who telecommute and have an
office in their home.
• Commissioner Feyen asked if the limits on time and frequency would be enforceable and if it
would be complaint based. Mr. La Fave responded that it is complaint based.
• Commissioner Michell suggested language that says if you're not creating a nuisance your
business is okay and if there is a complaint received, there would be an ability to stop the
business. Mr. Gianotti said that those regulations or ideas would be nuisance related because
it would intend to limit the number of visitors or deliveries.
• Commissioner Renner cited other communities who allow residents to give swimming lessons
on private property or those who sell cars from home and park multiple vehicles on their
property.
• Commissioner Achram said that he is more supportive of home businesses than restrictive.
• Commissioner Renner questioned the home delivery regulation. Mr. La Fave said we need to
look at provisions in terms of definition of a nuisances. Most complaints received are about
noise and traffic. Commissioner Mapes asked about looking into regulations that other
communities have. Mr. La Fave responded that this has been done and there is a lot open to
interpretation. The City wants something in the ordinance that is clear and easier to find.
• Commissioner Michell asked if an applicant has to declare the intended use of an accessory
unit. Mr. Gianotti stated that we do not ask them to declare the use but advise them of what
uses are not currently allowed.
• Chairman Getz summarized that the Commissioners' discussion as follows:
o Encouragement of home businesses.
o Having an ordinance specifically talking about home occupation regulations so people
aren't looking in multiple places in the zoning code.

The biggest concern is avoiding nuisances rather than trying to make several
definitions that may be out of date within a few years as home business nature
changes.
Mr. La Fave stated that with the comments and suggestions given, staff will come up with
language to react to at a future meeting.
o

•

C. Clarification of Variance Standards
With the creation of a separate Zoning Board of Appeals (ZBA), City Staff and Consultants have
suggested revision the standards of review for dimensional variances. There would be two
primary benefits. It would give the ZBA members better clarity on how to evaluate requests and it
would help City Staff advise potential applicants on the viability of their request and help reduce
the number of inappropriate applications the City processes and schedules for the ZBA. City
Planning Consultant, Paul Le Blanc provided examples for review.
• Commissioner Achram asked that the ZBA provide some input on what they want to see.
City Attorney Huff said that this was a great suggestion. Chairman Getz agreed that City Staff
and the ZBA should come up with language that would provide clarity and avoid confusion.
Mr. La Fave said staff and the ZBA will collaborate and provide language to be reviewed by
the Planning Commission at a future meeting.
7. REPORT OF THE CITY COMMISSION
Commissioner Hamrick reported the following:
•
Approval of the MFR zoning amendments
•
Approval of the MFR signage amendments
•
Budget work session for the 2022-2023 fiscal year. Approval will be at the June 6 meeting.
•
Announcements/Projects
o Parks Improvement Project
o Mobility Bike Action Plan – bike lanes and trail
o Playground Replacement
o Public Engagement Sessions are ongoing.
o EGReen Sustainability Initiative e-waste and Styrofoam packaging drop off event
8. NEXT REGULAR PLANNING COMMISSION MEETING: JUNE 14, 2022
9. ADJOURNMENT
Chairman Getz adjourned the meeting at 6:29 PM.
Respectfully submitted,
Lynda Taylor
Recording Secretary
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MEMORANDUM

Hearing Required?
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N/A
5/29/2022

TO:
FROM:
DATE:

East Grand Rapids Planning Commission
Jay Gianotti, Zoning Administrator
June 3, 2022

RE:

Introduction for Potential Zoning Ordinance Amendment
Sections 5.111 and 5.116 of Zoning Ordinance – Nonconformities

Action Requested:
That the Planning Commission hold a public hearing regarding amendments to Sections 5.111 and
5.116 of the Zoning Ordinance related to nonconforming uses, lots, and structures.
Background:
Article XIV of the City’s zoning ordinance deals with standards for nonconforming uses, lots,
structures. In Sections 5.111 (Intent) and 5.116 (Elimination of Nonconformities), some of these
categories were discovered to have been inadvertently omitted from the text of these sections. This
proposed amendment would correct this to show that these sections apply equally to nonconforming
lots as they do for nonconforming uses and structures. The list of proposed amendments is attached to
these materials. Mr. Huff will describe these proposed amendments in more detail.
This agenda item would constitute the public hearing for these proposed amendments. The Planning
Commission now has the option to vote with respect to a recommendation to the City Commission
for their consideration. The Planning Commission can vote to recommend approval, approval with
conditions, or denial of these proposed amendments. Once a recommendation is made, it would then
go to the City Commission for final consideration and approval. If a vote on a recommendation is
made, it would then go to the City Commission for final consideration and approval. While the
Planning Commission’s recommendation will be considered in their review, it is not obligated to
accept it.

CITY OF EAST GRAND RAPIDS PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
A public hearing will be held at the date, time, and place below
to consider an amendment to the zoning ordinance regarding
Sections 5.111 and 5.116. The Planning Commission will discuss
this amendment to clarify the applicability of these sections to
nonconforming lots, structures, and uses.
The Planning Commission may or may not make a recommendation to
the City Commission at the conclusion of the public hearing.
Final approval of the zoning ordinance amendment would be made by
the City Commission. The proposed amendment may be viewed in the
Public Works Administration office at the Community Center, or by
linking from this notice at www.eastgr.org/notices.
The Planning Commission welcomes your views in this matter. You
may express your views at the scheduled meeting or by writing to
the Planning Commission at 750 Lakeside Drive SE, East Grand
Rapids, MI 49506. To be included in the hearing, written
communications must contain the sender’s name and address.
If you have any questions regarding this request, please contact
the undersigned at (616)940-4817, or jgianotti@eastgr.org.
Date:
Time:
Place:

Tuesday, June 14, 2022
5:30 p.m.
East Grand Rapids Community Center Commission Chambers
750 Lakeside Drive SE, East Grand Rapids, MI 49506

Jay Gianotti, AICP
Zoning Administrator

AN ORDINANCE TO AMEND SECTION 5.111 AND 5.116
OF CHAPTER 50 OF TITLE V
OF THE CODE OF THE CITY OF EAST GRAND RAPIDS
THE CITY OF EAST GRAND RAPIDS ORDAINS:
Section 1.
Section 5.111 of Chapter 50 of Title V of the Code of the City of East Grand
Rapids is hereby amended in its entirety to read as follows:
5.111 INTENT.
Within the districts established by this chapter or any subsequent amendments,
there exist lots, structures and uses of land and structures which were lawful, either as
conforming or nonconforming uses before this chapter was effective, but which would be
prohibited, regulated or restricted under the terms of this chapter or amendments hereto.
(A)
It is the intent of this chapter to permit these nonconformities to continue
until they are removed, but not to encourage their continuance. It is further the intent of
this chapter that nonconformities shall not be enlarged, expanded or extended, or be used
as grounds for adding other structures or uses prohibited elsewhere in the same district,
except by appeal to the Zoning Board of Appeals.
(B)
Such nonconformities are declared to be incompatible with the permitted
lots, structures, and uses in the districts involved.
(C)
A nonconforming lot, a nonconforming use of a structure, a nonconforming
use of land or a nonconforming use of a structure and land shall not be extended or
enlarged after the passage of this chapter by attachment on a building, structure or
premises of additional signs intended to be seen from off the premises, or by the addition
of other uses of a nature which would be prohibited in the district involved.
(D)
To avoid undue hardship or practical difficulties, nothing in this chapter shall
be deemed to require a change in the plans, construction or designated use of any
building or lot on which actual construction was lawfully begun prior to the effective date
of adoption or amendment of this chapter and upon which actual building construction
has been continuously and diligently carried on. ACTUAL CONSTRUCTION is hereby
defined to include the placing of construction materials in permanent position and
fastened in a permanent manner; except that where demolition or removal of an existing
building has been substantially begun preparatory to rebuilding, such demolition or
removal shall be deemed to be actual construction, provided that work shall be
continuously and diligently carried on until completion of the building involved.

Section 2.
Section 5.116 of Chapter 50 of Title V of the Code of the City of East Grand
Rapids is hereby amended in its entirety to read as follows:
5.116 ELIMINATION OF NONCONFORMITIES.
In accordance with the State's Zoning Enabling Act, the City may acquire private property
by purchase, condemnation or otherwise for removal of nonconforming lots,
nonconforming uses, and nonconforming structures; provided the property shall not be
used for public housing.
Section 3.

This Ordinance shall be effective on May

, 2022.

Section 4.
Notice of adoption of this Ordinance shall be published within ten days of
its enactment by a publication of a digest, summary, or statement of purpose of the
Ordinance as provided in Chapter VII, Section 7.5 of the Charter of the City of East Grand
Rapids.
NOTICE OF ADOPTION OF ORDINANCE BY THE CITY OF EAST GRAND RAPIDS:
On May
, 2022, the East Grand Rapids City Commission adopted an Ordinance
Amendment restating Sections 5.111 and 5.116 of Chapter 50 of Title V of the City Code.
The purpose of Section 5.111 is to outline the intent of the City with regard to
nonconforming lots, uses, and structures. The Amendment added some language to both
Sections to clarify that all types of nonconformities are regulated by Article XIV of the
Zoning Ordinance. The full text of this Ordinance is available for inspection by and
distribution to the public at the Office of the City Clerk or at eastgr.org. No further or
additional publication of this Ordinance is required or contemplated.
City of East Grand Rapids

By

19333604.1

Karen K. Brower
City Clerk

TO:
FROM:
DATE:
SUBJECT:

East Grand Rapids Planning Commission
Paul LeBlanc
June 6, 2022
Site Condominium Review

As frequently noted, East Grand Rapids is essentially a built-out community. There isn’t much vacant
land to develop within the City. Most of the requests that come before the Commission are expansions
of what already exists or redevelopment of previously developed sites. Even these requests tend to be
for small-scale projects, typically an individual building on a single lot.
However, a relatively rare request has been submitted for your consideration involving the
consolidation of two previously developed lots into a single parcel to be redeveloped into a new
neighborhood of single-family homes. Aside from the fact that such a new development is somewhat
unusual in the City, the legal mechanism for creating it is atypical, as well.
Instead of subdividing the land as a platted subdivision, the applicant is proposing the project as a site
condominium. Often when the word “condominium” is heard, the image of townhomes or multi-family
structures comes to mind. But site condominiums are different. Site condominiums resemble
traditional platted subdivisions with each separate residence surrounded by its own yard, and with each
homeowner responsible for maintaining their property. While infrequently encountered in East Grand
Rapids, site condos are a fairly routine method of creating single-family developments in other
communities and have been for several decades.
The primary difference is that site condominiums are single-family subdivisions developed under the
Michigan Condominium Act (PA 59 of 1978) rather than the more complicated, costly, and timeconsuming process of creating lots under the Michigan Land Division Act (PA 288 of 1967). The end
result of a site condominium development is indistinguishable from a platted subdivision. Only the
review and approval process is different. In East Grand Rapids, site condos are reviewed as a site plan
under the Zoning Ordinance, not as a plat under the City’s Subdivision Control Ordinance.
I’ll be at the Planning Commission meeting if you have any questions.

plbplanninggroup@gmail.com

616.581.3978
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TO:
FROM:
DATE:

East Grand Rapids Planning Commission
Jay Gianotti, Zoning Administrator
June 3, 2022

RE:

Site Plan Approval for a Site Condominium at 1761 and 1779 Breton Rd. (PPNs:
41-18-04-434-020 & 41-18-04-434-021)
Zoned: R-2 Single Family Residential

Action Requested:
That the City Commission conducts a public hearing and votes on the request of a proposed site plan
for a site condominium at 1761 and 1779 Breton Rd.
Background:
Mike Valentino of Valentino Designs, Inc., representing property owners Robert Webster (1761
Breton) and Jeffery Loyd (1779 Breton), is seeking site plan review and approval involving the land
at 1761 and 1779 Breton Rd. Together, these two parcels encompass 2.31 acres. Currently, both
parcels are zoned R-2 Single Family Residential. The applicant is looking to redevelop these two
parcels into an eight-lot single-family site condominium.
The site condominium, named “Elinor Lane”, would comprise eight single-family lots arranged
around a new cul-de-sac, also proposed to be named Elinor Lane. These lots would range in area
from 7,235 s.f. to 14,038 s.f. Other planned site amenities include at minimum one street tree per lot,
a new streetlight at the west end of the proposed Elinor Lane, and a cluster mailbox that would serve
all lots in the project area. The 1761 Breton parcel is currently vacant except for two accessory
structures. The 1779 Breton parcel currently features a single-family home and gravel driveway. All
of these improvements would be demolished in conjunction with this plan. The site generally slopes
from northwest to southeast. An inground detention system is included in the southeast corner of the
project site and would be the primary stormwater management facility for this site condominium.
The City met with the applicant and his consultants in February 2022 to formally discuss the site plan
and development requirements. These development standards, including requirements for street
construction and other amenities, are included with these materials for reference. City staff and
consultants have continuously reviewed the construction drawings and legal documents that would be
required for this development. After multiple revisions to these materials, this site plan is now being
brought before the Planning Commission for review and approval recommendation.
Review of Standards:
According to Section 5.87 of the Zoning Ordinance, a site plan shall be approved only upon a finding
of compliance with the following standards:

A. The site plan must comply with all standards of this article and all applicable requirements of this
chapter and all other applicable laws and regulations.
Staff comments: This standard appears to
Requirement
Standard
be met. City Staff and consultants have
Min. Area
7,200 s.f.
reviewed the site plan and found no issues
Distance from street line in which
100’
with regards to zoning regulations. The site
minimum area must be met
would remain zoned R-2, and each
Min. Lot Width
72’
individual lot appears to meet all relevant
Min. Front Yard Setback
25’
standards for area, width, and setbacks for
Min.
Side
Yard
Setback
Least
7’
this zoning district. Table 1 lists these
Total
18’
standard requirements. All developed
Min. Street Side Yard (corner lot) Setback 20’
homes on these lots would be required to
meet and maintain these standards just as
Min. Rear Yard Setback
25’
all other homes in the City would 1. As
Table 1 – Summary of lot dimensional standards in the R-2
part of the review process, the City
Residential Zoning District
provided the applicant with street and
development standards that the project would need to meet. All such relevant standards appear to
be met with these plans.
B. The site must be designed in a manner that is harmonious, to the greatest extent possible, with the
character of the surrounding area.
Staff comments: This standard appears to be met. The project area is within an established
residential neighborhood. The proposed lots are generally of a similar size to residential lots
within 500’ of this site. The project meets all City zoning and infrastructure standards, the same
as with surrounding properties.
C. The site must be designed so as to minimize hazards to adjacent property, and to reduce the
negative effects of traffic, noise, smoke, fumes and glare to the maximum extent possible.
Staff comments: This standard appears be met. Elinor Lane would not connect to any adjacent
neighborhoods and would only be accessible from Breton Rd. This means there would be no
traffic impact to surrounding neighborhoods. In addition, all eight lots would front and have
primary access on Elinor Lane, minimizing the impact on Breton Rd. itself, including a reduction
in access pints from the two currently present to one for the future street. In terms of overall
traffic impact, the City retained Progressive AE to perform a trip generation analysis for the
proposed development. This report, which is attached to these materials, concluded that the
overall impact to existing traffic would be minimal. The proposed development is not expected to
have any other negative impact in regards to noise, smoke, fumes, or glare, and would be similar
in nature to existing developed neighborhoods.
D. Unless a more specific design standard is required by the city through a different ordinance, all
uses and structures subject to site plan review shall comply with the following design standards.
1. Traffic Circulation. The number, location, size of access and entry points, and internal
vehicular and pedestrian circulation routes shall be designed to promote safe and efficient
access to and from the site, and circulation within the site. In reviewing traffic features, the
number, spacing and alignment of existing and proposed access points shall be considered
relative to their impact on traffic movement on abutting streets and adjacent properties.

The zoning ordinance also defines standards for building height and lot coverage. Those standards would only become
relevant when actual homes are developed on these lots.
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Staff comments: This standard appears to be met. There would be only one access point to this
neighborhood, serving a total of eight lots. This is fewer lots than found among most other cul-desacs in the City. Interior sidewalks are also planned to be constructed around the entirety of Elinor
Lane to connect to the City’s existing pedestrian network. The new road itself would be within a
new 50’-wide right-of-way with two 12’wide travel lanes. This is still a sufficient width to allow
for on-street parking on one side, and is comparable in design to recently approved site
condominiums at The Gardens at Amberley (Amberley Ct.) and Wilcox Gardens (Laurel Circle.)
2. Stormwater. Storm water detention and drainage systems shall be designed so the removal of
surface waters will not adversely affect neighboring properties or public storm water
drainage systems. Unless impractical, storm water shall be removed from all roofs, canopies
and paved areas by underground surface drainage system.
Staff comments: This standard appears to be met. An underground detention system is proposed
in a dedicated 28’-wide easement along the eastern portion of Lot 6 and the southern portions of
Lots 7 & 8. This would generally be at the lowest point of the project area. While this may
slightly cross into the south building envelope for Lots 7 & 8, it does not appear this would
significantly hamper the developability of those lots. Additionally, 20’ drainage easements are
proposed in the front yards between Lots 1 & 2, Lots 3 & 4, and Lots 5 & 6. As referenced in the
applicant’s narrative, this underground drainage system is designed to support 3,000 s.f. of total
impervious coverage for every lot in this site condo 2. Overall, the proposed system meets the
City’s stormwater ordinance standards as determined by the City’s consulting civil engineer.
3. Landscaping. The landscape shall be preserved in its natural state, insofar as practicable, by
minimizing unnecessary tree and soil removal, and any grade changes shall be in keeping
with the general appearance of neighboring developed areas. Provision or preservation of
landscaping, buffers or greenbelts may be required to ensure that the proposed uses will be
adequately buffered from one another and from surrounding property.
Staff comments: This standard appears to be met. The site is a redevelopment site in that it
already has an existing home with yard and neighboring site that had a home that has already
been demolished. The site plan shows one street tree for every lot in the site condominium in
accordance with City’s right-of-way tree planting program. The City will require that a mix of
trees be used within the site condo to promote plant diversity. Grade changes and site clearing is
only indicated in the areas necessary for the construction of the new street.
4. Screening. Where nonresidential uses abut residential uses, appropriate screening shall be
provided to shield residential properties from noise, headlights and glare.
Staff comments: This standard may be met, as only residential lots are proposed with this plan. It
should be noted that part of the south edge of the project site borders a commercial (office) use in
the City of Grand Rapids (1801 Breton Rd.) There is currently a fence between this commercial
property and the project site; the project drawings appear to show that this fence is located on the
commercial parcel, not the project site itself.

Any impervious coverage above 3,000 s.f. on any lot would require additional stormwater management mitigation on
the lot as the City would normally require for new construction projects.
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5. Lighting. Lighting shall be designed to minimize glare
on adjacent properties and public streets. As a
condition of site plan approval, reduction of lighting
during non-business hours may be required.
Staff comments: This standard appears to be met. A new
streetlight near the end of Elinor Lane between Lots 6 & 7
is shown. This location meets the City’s general standard
of at least one streetlight for every 700’ of roadway. The
applicant’s materials did not specify a specific model of
for the streetlight that would be used. However, the City
has chosen more decorative styles as available from
Consumers Energy for streetlights in more recent site
Exhibit 1 – Typical streetlight installed on
condominiums as well as some lighting in John Collins
Amberley Court (Source: Google Maps)
Park. Exhibit 1 shows an example of the streetlight used
at the Gardens at Amberley. This is an “Arlington” style cutoff LED light post top with fluted
post. The City would require the same style of light and fixture with this project.
6. Utility Service. All utility service shall be underground, unless impractical.
Staff comments: This standard appears to be met. The plans indicate a 12’-wide underground
utility easement in the front yard of all lots. This would exceed the City’s standard requirement of
10’ width for such easements. A new fire hydrant is indicated between Lots 4 & 5 in the outlawn
area.
7. Exterior Uses. Exposed storage areas, machinery, heating and cooling units, service areas,
loading areas, utility buildings and structures, and similar accessory areas shall be located to
have a minimum negative effect on adjacent properties, and shall be screened, if reasonably
necessary, to ensure compatibility with surrounding properties.
Staff comments: This standard is not applicable. Only the overall site condominium plan is under
review here. Development plans for each lot will be reviewed by the City as individual building
permits are submitted in the future.
8. Emergency Access. All buildings and structures shall be readily accessible to emergency
vehicles.
Staff comments: This standard appears to be met. The City’s Public Safety department has
reviewed these plans and have found no issues. This conclusion is attached to these materials.
9. Water and Sewer. Water and sewer installations shall comply with all city specifications and
requirements.
Staff comments: This standard appears to be met. There is underground public utility service
(water, storm sewer, and sanitary sewer) in close proximity to the project site. As part of their
review, City engineers have verified that existing utilities are sufficient to serve this proposed site
condominium. A letter confirming this has been included in materials.
10. Signs. Permitted signs shall be located to avoid creating distractions and visual clutter.
Staff comments: This standard is not applicable, as no signage (apart from street signs and traffic
signs) is currently being proposed with this plan.

11. Building Design. New or substantially remodeled buildings shall be reasonably compatible in
appearance with, or shall enhance, the established general character of other buildings in the
immediate vicinity.
Staff comments: This standard is not applicable. Only the overall site condominium plan is under
review here. Each lot is anticipated to be developed individually over time, where the City would
handle such reviews internally as with existing residential construction.
Recommended Conditions:
Attached to these materials is a Findings of Fact for this proposed site condominium prepared by City
staff, attorney, and consultants. The Planning Commission is tasked with if the proposed site plan
meets all of the standards of review based on materials and the Findings of Fact and the materials
presented. If the Planning Commission decides to take action on this plan tonight, it may do one of
the following:
• Recommend approval of the site plan to the City Commission as submitted.
• Recommend approval of the site plan to the City Commission with conditions.
• Recommend denial of the site plan to the City Commission if applicable requirements and
standards have not been met.
If the Planning Commission decides not to take action on this plan at this meeting if it is felt that the
standards of review are not met, they may make comments and offer feedback on the presented plans
noting deficiencies in the application in relation to the standards. The applicant may make revisions
to their plan based on feedback received and present their updated plans at a future public hearing.
Regardless of when it occurs, the Planning Commission’s recommendation will be considered by the
City Commission at a meeting in the future to formally consider the site plan. While the Planning
Commission’s recommendation will be considered in their review, it is not obligated to accept it.
If the Planning Commission does elect to recommend approval of this site plan, City staff and
consultants recommend such approval be conditioned as noted in the attached Findings of Fact. A
standards of review worksheet has been provided to the Planning Commission to assist in the review
process.

TO:
FROM:
DATE:
SUBJECT:

East Grand Rapids Planning Commission
Paul LeBlanc
June 6, 2022
Elinor Lane Site Condominium

Request
This is a request for site plan approval to develop a residential site condominium project.
Existing Conditions
The subject property is located on
two existing lots (1761 and 1779
Breton Rd.) on the west side of
Breton Rd., just north of the Grand
Rapids/East Grand Rapids
boundary. Together, the two lots
comprise 2.31 acres of land.
A single-family home is located on
the 1779 lot and a barn and shed
are located on the adjoining 1761
lot. Much of the property contains
trees. Three driveways on Breton provide access to these properties.
The lots are zoned R-2, Single-family Residential, and served by public water and sanitary sewer.
Surrounding land use is a mix of single-family homes on the north, west, and east; office/service to the
south; and a vehicle service station to the southeast.
Proposed Development
The applicant is proposing to combine the two lots and remove all existing buildings. The consolidated
property would be divided into eight single-family lots (site condominium units) ranging in size from
7,235 sq. ft. to 14, 038 sq. ft. The minimum required area in the R-2 zone is 7,200 sq. ft. Minimum
required width is 72 ft. All lots would meet or exceed the width requirement.
A single cul-de-sac street, built to City standards, would serve all eight lots. Sidewalks, street trees, and
a single street lamp would be installed. A mailbox cluster would be located approximately between lots
6 and 7.

plbplanninggroup@gmail.com

616.581.3978

Criteria
The proposed project must conform to the site plan review standards of Section 5.87. However, as
noted below, due to the nature of the proposed project, some of the standards are not applicable.
(A) The site plan must comply with all standards of this article and all applicable requirements of this
chapter and all other applicable laws and regulations.
This standard appears to be met. All lots conform to the requirements of the R-2 District and, to the
extent they are applicable, to all other standards of the zoning ordinance and other City regulations.
(B) The site must be designed in a manner that is harmonious, to the greatest extent possible, with
the character of the surrounding area.
This standard appears to be met. The proposed lots would abut comparably sized lots on the east and
north. The homes would also be compatible with the office uses to the south.
(C) The site must be designed so as to minimize hazards to adjacent property, and to reduce the
negative effects of traffic, noise, smoke, fumes and glare to the maximum extent possible.
This standard appears to be met. Traffic would not be routed through adjacent property. A single
access point would be located on Breton Road. Utilities and stormwater management will be subject to
review and approval by the City engineer. No negative effects of noise, smoke, fumes, or glare would be
expected that would not typically emanate from a single-family neighborhood.
(D) Unless a more specific design standard is required by the city through a different ordinance, all
uses and structures subject to site plan review shall comply with the following design standards.
(1) Traffic circulation. The number, location, size of access and entry points, and internal
vehicular and pedestrian circulation routes shall be designed to promote safe and efficient access
to and from the site, and circulation within the site. In reviewing traffic features, the number,
spacing and alignment of existing and proposed access points shall be considered relative to
their impact on traffic movement on abutting streets and adjacent properties.
This standard appears to be met. The existing three driveways would be removed and replaced with a
single street intersection to serve the eight lots. Spacing of the proposed intersection from the nearest
commercial driveway (approximately 175 feet) would be ample to avoid left turn conflicts.
(2) Storm water. Storm water detention and drainage systems shall be designed so the removal
of surface waters will not adversely affect neighboring properties or public storm water drainage
systems. Unless impractical, storm water shall be removed from all roofs, canopies and paved
areas by underground surface drainage system.
See City Engineer comments.
(3) Landscaping. The landscape shall be preserved in its natural state, insofar as practicable, by
minimizing unnecessary tree and soil removal, and any grade changes shall be in keeping with
the general appearance of neighboring developed areas. Provision or preservation of
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landscaping, buffers or greenbelts may be required to ensure that the proposed uses will be
adequately buffered from one another and from surrounding property.
This standard appears to be met. Street trees would be planted, per City requirements, and landscaping
would be the responsibility of individual lot owners. The overall character of the resulting neighborhood
would be in keeping with the general appearance of neighboring developed areas.
(4) Screening. Where nonresidential uses abut residential uses, appropriate screening shall be
provided to shield residential properties from noise, headlights and glare.
This standard appears to be met. It is not the responsibility of the residential property owner to provide
a buffer. Nonresidential uses exist along the south lot line of the proposed development and a screen
fence has been installed along that property line. In addition, a line of mature deciduous trees exists
along that property line, as well.
(5) Lighting. Lighting shall be designed to minimize glare on adjacent properties and public
streets. As a condition of site plan approval, reduction of lighting during non-business hours may
be required.
This standard is not applicable. However, a single street light would be installed at the west end of the
cul-de-sac for security purposes.
(6) Utility service. All utility service shall be underground, unless impractical.
This standard appears to be met.
(7) Exterior uses. Exposed storage areas, machinery, heating and cooling units, service areas,
loading areas, utility buildings and structures, and similar accessory areas shall be located to
have a minimum negative effect on adjacent properties, and shall be screened, if reasonably
necessary, to ensure compatibility with surrounding properties.
This standard is not applicable. Any future mechanical units, accessory structures, etc. located on
individual lots would be subject to applicable City regulations.
(8) Emergency access. All buildings and structures shall be readily accessible to emergency
vehicles.
This standard appears to be met. All lots would be accessed from a public street conforming to the
minimum City requirements.
(9) Water and sewer. Water and sewer installations shall comply with all city specifications and
requirements.
See City Engineer comments.
(10) Signs. Permitted signs shall be located to avoid creating distractions and visual clutter.
This standard is not applicable. No development sign has been proposed.
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(11) Building design. New or substantially remodeled buildings shall be reasonably compatible in
appearance with, or shall enhance, the established general character of other buildings in the
immediate vicinity.
This standard appears to be met. The proposed development would be single-family homes on lots of
comparable size with those of adjacent properties.
Recommendation
I recommend the Planning Commission recommend to the City Commission that the proposed site
condominium development be approved based on its conformity with the applicable standards of
Section 5.87 of the City Zoning Ordinance.
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April 22, 2022

Jay Gianotti, AICP
Zoning Administrator
City of East Grand Rapids
750 Lakeside Drive SE
Grand Rapids, MI 49506
Re:

Trip Generation Analysis
Site Condo Development in East Grand Rapids, Kent County
1761 and 1779 Breton Road, East Grand Rapids, Michigan

Dear Mr. Gianotti,
Progressive AE has completed a review of the anticipated future trip generation characteristics for the
proposed site condo development located on Breton Road in the City of East Grand Rapids, Michigan.
The following sections summarize our findings regarding the potential trip generation projections for the
proposed site.
INTRODUCTION
As a part of the approval process for the proposed site condo development, it is our understanding that a
trip generation analysis has been requested for the proposed development. The proposed development
consists of splitting two (2) parcels into eight (8) separate lots. Each lot will have a detached single-family
dwelling.

Progressive AE, Inc.
Corporate Office: | 1811 4 Mile Road NE | Grand Rapids, MI 49525 | 616.361.2664 | progressiveae.com
Regional Office: | 330 South Tryon Street, Suite 500 | Charlotte, NC 28202 | 704.731.8080 | progressiveae.com

Trip Generation Analysis
Page 2

TRIP GENERATION
The Trip Generation Manual, Eleventh Edition – Volume 3, by the Institute of Transportation Engineers
(ITE), was used to calculate the anticipated traffic that may be generated by the proposed site. Trips are
measured individually for inbound and outbound movements; therefore, a visit to the site by an employee
or visitor, for instance, generates two (2) trips—one (1) inbound and one (1) outbound.
Based on the land use descriptions provided within the ITE Trip Generation Manual, the most applicable
land uses for the proposed site would be the Single-Family Housing — Detached (Land Use 210).
Table 1 shows the anticipated trip generation for the proposed site.

Table 1. Single Family Detached Housing Development Trip Generation Summary
Land Use
Single-Family Housing — Detached

ITE
Code

Size

210

8 units

AM

PM

Total

Enter

Exit

Total

Enter

Exit

Daily
Trips

13

3

10

10

6

4

99

Source: Progressive AE, April 2022

CONCLUSIONS
Based on the analyses performed, the proposed site condo development will have minimal impact to
existing traffic operations along adjacent roadways. The site is anticipated to generate approximately 99
total vehicular trips (total entering and exiting) during the typical weekday, 13 vehicular trips (3 entering,
10 exiting) during the morning peak hour and 10 vehicular trips (6 entering, 4 exiting) during the afternoon
peak hour.
The proposed project’s trip generation is anticipated to be minimal and does not warrant a traffic impact
study.

Sincerely,

Christopher E. Zull PE
Practice Leader

CEZ/jdz/ecy
p:\77510008\03 wip\c1 pre design\2022 04 1761+1779 breton\documents\2022 04 22 1761+1779 breton trip generation.docx

Progressive AE, Inc.
Corporate Office: | 1811 4 Mile Road NE | Grand Rapids, MI 49525 | 616.361.2664 | progressiveae.com
Regional Office: | 330 South Tryon Street, Suite 500 | Charlotte, NC 28202 | 704.731.8080 | progressiveae.com

Ric Buikema
Public Safety Captain

East Grand Rapids Department of Public Safety
770 Lakeside Drive SE East Grand Rapids MI 49506
Phone 616-949-7010 Fax 616-940-4829
E-mail: rbuikema@eastgr.org

To:
Deputy City Manager Doug LaFave
Date: May 18, 2022
Re: 1761/1779 Proposed Sire Condo (Elinor Lane)
Upon reviewing the plan for 8 single-family lots located at 1761-1779 Breton, I
see no public safety issues. The site condo is very similar to two other cul-desacs at Whitfield and Asbury Lane. No problems are apparent with regards to
public safety lot access for any type of emergency response from police, fire
and/or EMS vehicles.

To Protect, To be safe, To Be friendly, Fair and Ethical

June 3, 2022
RE: East Grand Rapids – Elinor Lane (Site Condominium)
City of East Grand Rapids
Attn: Mr. Doug La Fave
East Grand Rapids, MI 49506
Dear Doug,
We reviewed the revised Elinor Lane (Site Condominium) construction plans dated May 25,
2022 and the applicant has addressed the engineer review comments dated April 22, 2022. We
recommend the revised Elinor Lane (Site Condominium) construction plans be submitted to
the Planning commission for site plan approval consideration.

Sincerely,

Jarid Halverson, P.E.
Halverson Engineering, LLC

4875 Fulton Street East
Ada, MI 49301

Office: 616.560.6142
Fax: 866.860.8602
jarid@halversoneng.com

STATE OF MICHIGHAN
CITY OF EAST GRAND RAPIDS
In re application of
Valentino Designs, Inc.
approval for Elinor Lane site condominium
______________________________________________________________________________
Valentino Designs, Inc. has submitted a site plan and accompanying materials pursuant to
Section 5.84(A)(4) of the City Code seeking approval of a site condominium development on
approximately 2.31 acres of land located on Breton Road in the City of East Grand Rapids. The
proposed site condominium would call for the creation of eight home sites. The developer has
provided surveys and related materials as required Section 5.86. In addition, the developer has met
with city staff, and presented materials to the Planning Commission at its meeting on June 14,
2022. The Planning Commission noticed the June 14 meeting as a public hearing and accepted
comments from members of the public at that time. Minutes of the Planning Commission meeting
indicating the persons that commented and the nature of the comments are attached as Exhibit A.
Written materials were submitted to the Planning Commission by the city's planning consultant
and the City's Zoning Administrator.
FACTS
The East Grand Rapids Planning Commission makes the following factual findings:
1.

The proposed site condominium development is located in an R-2 residential zone.

Each of the Units in the proposed site condominium development meet the dimensional
requirements of the R-2 zone for residential lots. The proposed lots are generally of a similar size
to residential lots within 500 feet of the development.

2.

The public road which is illustrated in the site plan is of sufficient width to meet

city standards so long as it is constructed in accordance with the site plan.
3.

The stormwater detention system illustrated on the site plan is of sufficient size and

capacity to service all parcels within the site condominium development. Subject to the conditions
of approval contained below, the site condominium proposal ensures adequate ingress and egress
to the property with regard to motor vehicle and pedestrian safety.
4.

There is sufficient capacity in both the sanitary sewer system and the public water

system to service all proposed building sites in the site condominium development.
5.

The Planning Commission finds that the proposed site condominium satisfies the

approval standards of Section 5.87.
APPROVAL
Based upon the above facts, the East Grand Rapids Planning Commission approves the
Elinor lane site plan revised as of May 25, 2022 by Feenstra & Associates as submitted at the
June 14, 2022 meeting, subject to the following conditions:
1.

The house at 1779 Breton shall be demolished along with the remaining barn and

shed at 1761 Breton. The existing asphalt near the house will be removed along with the gravel
driveway and existing driveway curb cuts. One streetlight shall be constructed at the cul-de-sac.
The streetlight shall be a Consumers Energy fluted pole with Arlington 89W LED cutoff style
light.
2.

All asphalt and concrete (sidewalks and curbs) will be installed no later than

October 31, 2022, or if impacted by supply chain or contractor issues the developer must provide
the City with information to validate a request for an alternative date.
Manager/Director of Public Works is authorized to make this determination.

The Deputy City

3.

Street tree planting, including tree selections and timing of the installation

(generally November through December), to be coordinated with the City as each home is
substantially completed. The right of way tree planting shall be in accordance with the City ROW
tree planning program specifically including the types of trees, where they can be planted, timing,
cost sharing and other requirements specified by the program.
4.

All required construction permits for sanitary and water utilities, a Soil Erosion and

Sedimentation permit, and a traffic control plan shall be provided to the City prior to construction.
5.

The applicant's registered engineer, or the engineer's designee, shall inspect the

street construction. Inspection shall include measuring the depth and width of the subgrade
bottom, sand grade, and gravel grade every 50 feet as well as witnessing the pavement installation.
Materials and density testing of sand, gravel, and asphalt shall be obtained at a frequency and
quality equal to the street construction standards of the Kent County Road Commission.
Inspector's daily reports, materials testing reports, and a signed certification from the professional
engineer attesting to the above inspections must be provided to the City.
6.

As-built drawings for the street and all underground utilities shall be provided to

the City prior to final acceptance.
7.

Surface water runoff is to be controlled to prevent runoff onto adjacent properties

as illustrated in the approved site plan and discussed in the related application materials.
Compliance with all the provisions of Section 2.181 of the City Code (Stormwater Permits) is
required.
8.

The easement for the stormwater detention system must provide access to

employees of the City as well as to members of the condominium association in order to assure
proper operation of the system and to allow for maintenance and/or repair of the system. The

developer and/or the condominium association shall have primary responsibility for maintenance
and repair of the system. Compliance with the provisions of Section 2.186 and 2.187 of the City
Code (Stormwater Easements, Maintenance Agreements and Performance and Design Standards)
is required.
9.

Sanitary sewer and water supply shall be subject to the EGLE permit process and

must meet EGLE regulations.
10.

At developer's expense, a licensed engineer or the engineer's designee must

supervise and inspect all roadway and utility construction and confirm compliance with City
standards.
11.

Roadway and utility easements shall be dedicated to the City.

12.

All utilities are to be placed underground as illustrated in the site plan.

The motion to approve this resolution was made by Commissioner ______ and was
seconded by Commissioner ______ the vote being as follows:
__________________________________________
__________________________________________
__________________________________________
__________________________________________
__________________________________________
__________________________________________
__________________________________________
__________________________________________
__________________________________________
Approved and adopted as of June 14, 2022.
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CITY OF EAST GRAND RAPIDS PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
A public hearing will be held at the date, time, and place below
to consider a site plan review for the properties at 1761 & 1779
Breton Rd. SE. The Planning Commission will be reviewing a plan
from Michael Valentino, representing property owners Robert
Webster and Jeffery Loyd, to create a Site Condominium on the
subject parcels consisting of eight single-family residential
lots.
The Planning Commission may or may not make a recommendation to
the City Commission at the conclusion of the public hearing.
Final approval of the site plan would be made by the City
Commission. The proposed plans may be viewed in the Public Works
Administration office at the Community Center, or by linking from
this notice at www.eastgr.org/notices. Plans will be posted
within seven days of the public hearing date.
The Planning Commission welcomes your views in this matter. You
may express your views at the scheduled meeting or by writing to
the Planning Commission at 750 Lakeside Drive SE, East Grand
Rapids, MI 49506. To be included in the hearing, written
communications must contain the sender’s name and address.
If you have any questions regarding this request, please contact
the undersigned at (616)940-4817, or jgianotti@eastgr.org.
Date:
Time:
Place:

Tuesday, June 14, 2022
5:30 p.m.
East Grand Rapids Community Center Commission Chambers
750 Lakeside Drive SE, East Grand Rapids, MI 49506

Jay Gianotti, AICP
Zoning Administrator

Planning Commission – Site Plan Review Worksheet
For each standard, please note whether the standard has been met by clearly indicating “yes” or “no” and
your reasoning why, including, but not limited to, staff and consultant reports, as well as any other
information.
Name: ____________________________________________ Meeting Date: ______________________
Address of Request: ____________________________________________________________________

A.

The site plan must comply with all standards of this article and all applicable requirements
of this chapter and all other applicable laws and regulations.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

B.

The site must be designed in a manner that is harmonious, to the greatest extent possible,
with the character of the surrounding area.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

C.

The site must be designed so as to minimize hazards to adjacent property, and to reduce
the negative effects of traffic, noise, smoke, fumes and glare to the maximum extent
possible.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

D.

Unless a more specific design standard is required by the city through a different ordinance,
all uses and structures subject to site plan review shall comply with the following design
standards.
1.

Traffic Circulation. The number, location, size of access and entry points, and
internal vehicular and pedestrian circulation routes shall be designed to promote
safe and efficient access to and from the site, and circulation within the site. In
reviewing traffic features, the number, spacing and alignment of existing and
proposed access points shall be considered relative to their impact on traffic
movement on abutting streets and adjacent properties.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

2.

Stormwater. Storm water detention and drainage systems shall be designed so the
removal of surface waters will not adversely affect neighboring properties or public
storm water drainage systems. Unless impractical, storm water shall be removed
from all roofs, canopies and paved areas by underground surface drainage system.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

3.

Landscaping. The landscape shall be preserved in its natural state, insofar as
practicable, by minimizing unnecessary tree and soil removal, and any grade
changes shall be in keeping with the general appearance of neighboring developed
areas. Provision or preservation of landscaping, buffers or greenbelts may be
required to ensure that the proposed uses will be adequately buffered from one
another and from surrounding property.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

4.

Screening. Where nonresidential uses abut residential uses, appropriate screening
shall be provided to shield residential properties from noise, headlights and glare.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

5.

Lighting. Lighting shall be designed to minimize glare on adjacent properties and
public streets. As a condition of site plan approval, reduction of lighting during
non-business hours may be required.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

6.

Utility Service. All utility service shall be underground, unless impractical.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

7.

Exterior Uses. Exposed storage areas, machinery, heating and cooling units, service
areas, loading areas, utility buildings and structures, and similar accessory areas
shall be located to have a minimum negative effect on adjacent properties, and shall
be screened, if reasonably necessary, to ensure compatibility with surrounding
properties.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

8.

Emergency Access. All buildings and structures shall be readily accessible to
emergency vehicles.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

9.

Water and Sewer. Water and sewer installations shall comply with all city
specifications and requirements.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

10.

Signs. Permitted signs shall be located to avoid creating distractions and visual
clutter.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

11.

Building Design. New or substantially remodeled buildings shall be reasonably
compatible in appearance with, or shall enhance, the established general character
of other buildings in the immediate vicinity.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

Elinor Lane Development Narrative
May 25, 2022
Elinor Lane is a proposed 8 unit site condominium located at 1761 & 1779 Breton Road SE. The following
narrative is designed to provide as much detail as possible for the approval of the proposed site
condominium. A master deed shall also be prepared which will outline various restrictions and
maintenance responsibilities. This deed shall be reviewed and approved by East Grand Rapids prior to
recording.
EXISTING CONDITIONS
The two existing parcels are a total of 2.31 Acres. The house at 1761 Breton was demolished
several years ago. A shed and barn currently remain. The house at 1779 Breton is intact and currently
occupied. There are 3 existing driveway curb cuts. One for 1761 Breton and two for 1779 Breton.
Sanitary sewer and water main are available in Breton Road. The back portion of these parcels is
wooded.
PROPOSED LOT INFORMATION
The development is zoned R-2. There are 8 proposed lots ranging from 7,235 SF to 14,038 SF
which is consistent with surrounding subdivision lots and meets the requirements outlined in Table 5.281. The minimum lot width is 72 feet at the setback line. The minimum lot area of 7,200 within the first
100 feet of the lot has been met. The proposed setbacks match the zoning requirements at 25 feet for
the front yard, 25 feet for the rear yard, and 7 feet minimum 18 feet total for the side yards.
REQUIRED DEMOLITION
The house at 1779 Breton will be demolished along with the remaining barn and shed on 1761
Breton. The existing asphalt near the house will be removed along with the gravel driveway. The existing
driveway curb cuts will be removed. Approximately 25 feet along the North and West property lines will
not be disturbed for the street construction. This will leave many of the trees on the back of the lots
alone so the future home construction can selectively clear what needed and as many of the trees can
be saved as possible.
PROPOSED IMPROVEMENTS
A 28’ wide (back of curb to back of curb) concrete curb and gutter public street will be
constructed per the City of East Grand Rapids Local Streets Design Standards. The street terminates in a
40’ radius culdesac to allow for sufficient turning area for emergency vehicles. Top course of the asphalt
on the street will be placed prior to the closure of the asphalt plants at the end of the year. This will
allow as much of the house construction to be completed as possible without damaging the finished
road and still ensure easy winter maintenance for the city of East Grand Rapids.
The intersection with Breton Road shall be designed to East Grand Rapids requirements as
determined by the city engineer or their consultant and is intended to maintain the existing width of
Breton as well as the on street parking lane. Just south of the proposed intersection is the commercial
portion of Breton Road and we saw the narrower street’s importance in slowing that traffic down, so we
wanted to change as little as possible in Breton Road.

Sidewalks will be constructed on both sides of the street. All sidewalks shall be constructed
before the first significant snowfall at the end of the year. The desire is to prevent damage to the
sidewalk during home construction and ensure proper sidewalk thickness through the driveways while
still enabling the winter sidewalk plows access.
One street light shall be constructed at the culdesac. This meets the city’s street lighting
requirements since Breton Road is already illuminated.
Sanitary sewer shall be constructed down the proposed street. A “doghouse” style manhole will
be added on the 12” main in Breton Road to allow our tie in. New sanitary laterals will be provided for
lots 2-7. Lots 1 and 8 are intended to be served from the existing laterals that were serving the houses at
1761 and 1779 Breton.
Water main shall be constructed down the proposed street. The main shall be tied into the
existing 8” main on the East side of Breton Road. New water services will be provided for lots 2-7. Lots 1
and 8 are intended to be served from the existing services that were serving the houses at 1761 and
1779 Breton. A single hydrant is proposed at the end of the culdesac. This is approximately 330 feet
from the Hydrant in Breton Road and will provide sufficient fire protection for the development.
Stormwater shall be detained per the requirements of East Grand Rapids as outline in Chapter
28 of the City Code of Ordinances. There is very little offside water that runs through this area. The
property to the South is lower. The houses to the West slope generally to the South, and the houses to
the North slope generally towards Breton Road. This leaves a small backyard area to the North that
drains towards the development. This area will be incorporated into the detention calculations.
Improvements for each lot are also included in the detention calculations. Each lot has been allocated
3000 SF of impervious surface in the provided detention. The area shall be credited against the
stormwater improvements required for each lot. Front yard basins are proposed to service as the
connection points for stormwater from lots 1-6. Lots 7 and 8 will connect at the backyard structures the
serve the in-ground detention system is proposed along the South property line. The outlet to this
system will be a manhole in Breton Road, which is where the majority of the existing water runoff goes.
In the event that the proposed detention system is overwhelmed floodwater will be directed to Breton
Road.
Mail service will be provided by a cluster mailbox unit (CMU) meeting the requirements of the
USPS and shall be located near the proposed street light (location requires approval from the USPS).
Sidewalk shall be constructed to connect the CMU to the street and to the sidewalk. Additional
pavement shall be provided to ensure walking residents can collect their mail and stay on a hard surface.
Street trees shall be installed on each lot per the requirements of East Grand Rapids as part of
the city’s tree planting program. Payment shall be made to East Grand Rapids for the trees, and East
Grand Rapids shall handle the installation within the ROW upon completion of each house. A variety of
tree species shall be planted for the street trees.
PROPOSED HOUSES
The desire is to create an attractive, varied neighborhood that still maintains an overall cohesive
style. New homes will be constructed in accordance with East Grand Rapids’ zoning requirements.
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LOT 4
0.24 ACRES
10616 SF

LOT 3
0.17 ACRES
7235 SF

LOT 2
0.17 ACRES
7235 SF

LOT 1
0.18 ACRES
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City of East Grand Rapids Local Street Design Standards.
(a)

Lots. All platted subdivisions or site condominiums shall comply with the applicable provisions of the City
zoning ordinance
(see Chapter 50 Zoning)

(b)

Streets.
(1)

Generally.
a.

Public streets shall be classified according to the street use classification of the current major
thoroughfare plan of the City of East Grand Rapids Public Act 51 Street Classification.

b.

All streets within a subdivision or site condominium shall be developed according to the
regulations set forth in this section and shall be dedicated public streets.

c.

Provisions shall be made for the continuation of principal existing streets in adjoining or adjacent
subdivisions. All approvals shall be subject to zoning ordinance.

d.

Every subdivision or site condominium shall have access to a dedicated street right-of-way.

e.

Streets shall intersect one another at right angles or as nearly at right angles as conditions permit.
Intersections with offsets of less than 125 feet should be avoided, where possible.

f.

Local streets shall have a minimum right-of-way width of 66 feet (See Local Street Cross Section-66’
Right-of-Way). Local Streets terminating with a cul-de-sac and having 20 or fewer lots/units shall
have a minimum right-of-way width of 50 feet (See Local Street Cross Section-50’ Right-of-Way).

g.

Grade Limits are as follows:
Grade
Limit
Minimum
Maximum

Local Street Grade
(Concrete/HMA)
0.5%
6.0%

The Director of Public Works may approve grades in excess of the maximum, where deemed
necessary.
h.

Wherever a dedicated or platted substandard street right-of-way exists adjacent to the tract to be
subdivided, additional width shall be platted to bring the street right-of-way to the noted
standards. The proprietor shall be required to dedicate, at his expense, not more than 50 feet to
meet the standard required.

i.

Streets must be named in a manner to avoid confusion in identification. Streets that are not
continuous, or which have 90-degree turns, shall have different names. All street segments shall be
designated by the City in accordance with City policy and practices.
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(2)

(3)

j.

Subdivisions or site condominiums which abut or contain an existing or proposed minor arterial or
major arterial as defined in Public Act 51 Street Classification, shall not permit direct access to such
streets for individual lots. Through lots shall be discouraged, but where provided, access to through
lots shall comply with the standards provided in the zoning ordinance.

k.

Specifications for public streets, including, but not limited to, road curvature, etc., shall be in
accordance with the design specifications of the Kent County Road Commission or the City as
amended from time to time, unless provided otherwise in this section.

l.

Private utilities shall be below ground in a 10-foot utility easement located behind the street rightof-way.

m.

Mailboxes shall be located on front porch or in a designed mail kiosk. Mailboxes in the front yard
or outlawn are not permitted.

n.

Street lighting shall spaced be no greater than 700 feet in accordance with City of East Grand
Rapids policy. Light poles shall be decorative or approved equivalent and be LED.

o.

Sidewalks shall be ADA compliant with East Jordan metal plates. All sidewalks shall be constructed
at time of street construction.

Cul-de-sac.
a.

The maximum length of a cul-de-sac street shall be 800 feet measured from centerline of
intersecting existing street to terminus of the cul-de-sac.

b.

A public hydrant shall be at end of cul-de-sac.

c.

At or near the entrance to the circular terminal area, an unobstructed (no driveway, mailbox, or
other obstruction) space of at least 30 feet along the curb line of the street shall be provided for
the purposes of snow storage. At least one such space shall be provided on each side of any
circular terminal area.

d.

Circular terminal areas for residential permanent cul-de-sac streets (without center islands) shall
have a right-of-way diameter of 120 feet, and a turning diameter of 80 feet (See Residential Cul-desac Detail).

e.

Hammerhead design will not be allowed; however, alternate designs, such as landscape center
islands for cul-de-sac streets, may be considered by the Deputy City Manager, upon
recommendation of the Fire Marshal, zoning administrator, traffic safety specialist, and City
Engineer to ensure that a sufficient turnaround area is provided.

Design standards. For residential streets the following minimum standards apply:

Local Street
Local Street w/Cul-de-sac
(<20 units)

(4)

Pavement
Width (feet)
31’ B-B
28’ B-B

Right-of-Way
Width (feet)
66’
50’

Required
Sidewalks
2 sides
2 sides

On-Street
Parking
2 sides
1 side

a.

Pavement width includes two feet of concrete curb and gutter on each side of the street.

b.

Wherever practical, hydrants should be placed on the north and/or west sides of streets.

Lands
a.

Each Residential unit shall have one 2-inch caliper tree per the City right-of-way tree planting
program as amended. Approval per the program shall be by the Director of Public Works or their
designee.

(Comp. Ords. City of East Grand Rapids Local Street Design Standards)
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CITY OF EAST GRAND RAPIDS
KENT COUNTY, MICHIGAN
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MASTER DEED
for
ELINOR LANE
(Act 59, Public Acts of 1978, as amended)
KENT COUNTY CONDOMINIUM SUBDIVISION PLAN NO. _____________________
(1)

Master Deed establishing Elinor Lane, a Contractible Site Condominium Project.

(2)

Exhibit "A" to Master Deed: Condominium Bylaws of Elinor Lane.

(3)

Exhibit "B" to Master Deed: Condominium Subdivision Plan for Elinor Lane.

(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: Consent to Submission of Real Property to

Condominium Project.

No interest in real estate being conveyed hereby, no revenue stamps are required.
This Master Deed Drafted by and
after Recording Return to:
Don H. Passenger (P39384)
HOWARD LAW GROUP
25 Ionia Avenue, SW, Ste 230
Grand Rapids, MI 49503
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MASTER DEED
for
ELINOR LANE
A Site Condominium Association
(Act 59, Public Acts of 1978, as amended)
This Master Deed is made and executed on this ____ day of June, 2022, by Elinor Lane
LLC, a Michigan limited liability company, of 3888 Goodwood Drive, Grand Rapids, MI 49546
(the "Developer").
WITNESSETH:
WHEREAS, the Developer is engaged in the construction of a single-family residential site
plan condominium project to be known as Elinor Lane (the "Project"), consisting of eight (8) units.
The Project is located in the City of East Grand Rapids, Kent 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 Elinor
Lane as a condominium project under the Act and does declare that the Project will be held,
conveyed, hypothecated, encumbered, leased, rented, occupied, improved, and in all manners
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 Elinor Lane, 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, administration,
maintenance and preservation of Elinor Lane, as a site condominium development. An integral
part of the development plan is the creation of Elinor Lane Condominium Association, a Michigan
non-profit corporation, to operate and/or maintain various common elements and common areas
Bylaws of Elinor Lane
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and community improvements 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 Project consists of eight (8) individual unit condominium
sites, as set forth completely in the Condominium Subdivision Plan, and each Unit is capable of
individual utilization by having its own access to the Common Elements of the Project. Such
architectural plans and specifications as may exist for the Project will be filed with the City of East
Grand Rapids, Kent County, Michigan. All Units in the Project will be served by Elinor Lane
(Proposed Dedication), which road the Developer intends to dedicate to the City of East Grand
Rapids as a public road. Such dedication will result in the contraction from the Project of the road
right-of-way. All Units in the Project will be served by public water and sanitary sewer utilities.
The Project's storm water management system will be a General Common Element within the
Project which the Association must maintain. Until the recording of the "as built'' Condominium
Subdivision Plan, the Developer reserves the exclusive right to change or modify the size and/or
location of any Unit and/or Common Element without the consent of any Co-owner or Co-owner's
mortgagee, so long as such change does not unreasonably impair or diminish the appearance of
the Project. Notwithstanding the foregoing, no change shall be made to the Project's Final Site
Development Plan without the prior approval of the City of East Grand Rapids, as provided in the
applicable Ordinance or Ordinances of the City of East Grand Rapids.
1.3
Co-owner Rights. Each Co-owner in the Project will have a particular and exclusive
property right to his 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:
PPNS# 41-18-04-434-020 and 41-18-04-434-021
1779 & 1761 Breton Road SE
41-18-04-434-020: The North 119.50 feet of the South 250.00 feet of the East
435.60 feet of the Northeast 1/4 of the Southeast 1/4, Section 4, T6N, R11W,
City of East Grand Rapids, Kent County, Michigan.
41-18-04-434-021: The South 130.50 feet of the East 435.60 feet of the
Northeast 1/4 of the Southeast 1/4, Section 4, T6N, R11W, City of East Grand
Rapids, Kent County, Michigan.
Contains 100,441 SF or 2.31 Acres Excluding ROW for Breton Road.
Developer submits this land to the Project together with and subject to easements,
restrictions, and governmental limitations of record, and easements set forth on the Condominium
Subdivision Plan attached as Exhibit 8 or as declared and reserved in Article VI, below.
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ARTICLE III
DEFINITIONS
3.1
Definitions. Certain terms are utilized not only in this Master Deed 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 Elinor Lane 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:
(a)
Act. "Act" or "Michigan Condominium Act" means the Michigan
Condominium Act, being Act 59 of the Public Acts of 1978, as amended.
(b)
Administrator. "Administrator" means the Michigan Department of
Consumer and Industry Services, as designated to serve in such capacity by the Act.
(c)
Association. "Association" means Elinor Lane Condominium Association,
a Michigan non-profit corporation organized under the laws of Michigan, of which all Coowners will be members, which corporation will administer, operate, manage and maintain
the Project. Any action required of or permitted to the Association will be exercisable by
its Board of Directors (including any Board of Directors acting prior to the Transitional
Control Date) unless specifically reserved to its members by the Condominium Documents
or the laws of the State of Michigan.
(d)
Bylaws. "Bylaws" means Exhibit "A" attached hereto which forms a part of
this Master Deed. The Bylaws also constitute the corporate bylaws of the Association as
provided under the Michigan Nonprofit Corporation Act.
(e)
Common Elements. "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 IV. A Common Element will not be
separable from the Condominium Unit or Units to which it is appurtenant, except as
specifically provided in this Master Deed.
(f)
Condominium Documents. "Condominium Documents" means and
includes this Master Deed and Exhibits "A" and "B" attached hereto, and the Articles of
Incorporation and rules and regulations, if any, of the Association, all as amended from
time to time.
(g)
Condominium Property. "Condominium Property" means the land
described in Article II, together with all easements, rights and appurtenances. The
Condominium Property shall no longer include that portion, if any, which shall be
contracted by dedication to the public as set forth in Section 1.2 after acceptance of such
dedication.
(h)
Condominium Subdivision Plan. "Condominium Subdivision Plan" means
Exhibit "B" attached hereto.
Bylaws of Elinor Lane
5

(i)
Condominium Unit. "Condominium Unit" or "Unit" means that portion of
the Project designed and intended for separate ownership and use, as described in this
Master Deed and as illustrated on Exhibit B.
(j)
Co-owner. "Co-owner'' means the person, firm, corporation, partnership,
association, trust or other legal entity or any combination thereof who or which owns a
Condominium Unit in the Project. The term "Owner", wherever used, will be synonymous
with the term "Co-owner". If a Unit is sold pursuant to a land contract that grants possession
of the Unit to the vendee, the land contract vendee will be the Co-owner of that Unit so
long as such land contract is executory, except as otherwise provided in the land contract
if a copy of the land contract is filed with the Association and except that the land contract
vendor and vendee will have joint and several responsibility for assessments by the
Association.
(k)
Developer. "Developer" means Elinor Lane LLC, a Michigan limited
liability company, its successors and assigns. Successors and assigns will always be
deemed to be included within the term "Developer" whenever, however and wherever used
in the Condominium Documents, unless specifically stated otherwise.
(l)
Development Period. "Development Period" means the period commencing
with the recording of the Master Deed and continuing as long as the Developer owns any
Unit which it offers for sale.
(m) First Annual Meeting. "First Annual Meeting" means the initial meeting at
which non-developer Co-owners are permitted to vote for the election of all Directors and
upon all other matters which properly may be brought before the meeting. Such meeting is
to be held either (1) within fifty-four (54) months from the date of the first Unit
conveyance, or (2) within one hundred twenty (120) days after seventy-five percent (75%)
of all Units are sold, whichever first occurs.
(n)
Frontage Area. "Frontage Area" means the area between the boundary of a
Unit and the finished curb (if any) and street surface of the road built within the Right-ofWay, as shown on the Condominium Subdivision Plan.
(o)
General Common Elements. "General Common Elements" means those
Common Elements of the Project described in Section 4.1 which are for the use and
enjoyment of all Co-owners, subject to such charges as may be assessed to defray the cost
of operation thereof.
(p)
Limited Common Elements. "Limited Common Elements" means those
Common Elements of the Project described in Section 4.2 which are reserved for the
exclusive use of the Co-owners of a specified Unit or Units.
(q)
Master Deed. "Master Deed" means this instrument, together with the
exhibits attached hereto and all amendments thereof, by which the Project is submitted to
condominium ownership.
(r)

Percentage of Value. "Percentage of Value" means the percentage assigned
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to each Unit 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 in the Common Elements of the Project and the proceeds and expenses of
administration.
(s)
Project. "Project,” "Condominium" or "Condominium Project" means
Elinor Lane, a site condominium development established in accordance with the
provisions of the Act.
(t)
Right-of-Way. "Right-of-Way" means the right-of-way for the roadway
located within the Condominium Project, including Elinor Lane, as shown on the
Condominium Subdivision Plan and designated therein as General Common Element, until
such time as the same is dedicated to and accepted by the City as a public right-of-way.
(u)
Transitional Control Date. "Transitional Control Date" means the date on
which a Board of Directors of 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.
Whenever any reference herein is made to one gender, the same will include a reference to
any and all genders where the same would be appropriate; similarly, whenever a reference is made
herein to the singular or the plural, a reference will also be included to the other where the same
would be appropriate.
ARTICLE IV
COMMON ELEMENTS
4.1

General Common Elements. The General Common Elements are:

(a)
Land. The real property described in Article II hereof, excluding those
portions within the boundaries of any Condominium Unit as depicted on Exhibit B hereto,
and excluding those portions of the Project identified as Limited Common Elements, but
including easement interests of the Condominium in the property within the boundaries of
any Unit. Structures and improvements that now or hereafter are located within the
boundaries of a Unit will be owned in their entirety by the Co-owner of the Unit in which
they are located and will not, unless otherwise expressly provided in the Condominium
Documents, constitute Common Elements;
(b)
Road and Utility Right-of-Way. Until such time as the same are dedicated
to and accepted by the City as public improvements, the Right-of-Way including the road,
sidewalks and street lights built within the Right-of-Way but excluding all portions of
driveways built upon the Frontage Area by any Co-owners, provided, however, that each
Co-owner shall have the right to build a driveway upon Frontage Area adjoining his Unit
and when built, the portion of the driveway, but not the ground beneath it, built upon the
Frontage Area, shall be a Limited Common Element as provided in Section 4.2 (b);
(c)

Electrical. The main electrical transmission system throughout the Project
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located within the Right-of-Way, but excluding such facilities which serve individual
Units;
(d)
Telephone/Cable. The telephone wiring system, cable television wiring, and
any other telecommunications system throughout the Project located within the Right-ofWay, but excluding such facilities which serve individual Units;
(e)
Gas. The gas distribution system, if any, throughout the Project located
within the Right-of-Way, but excluding such facilities which serve individual Units;
(f)
Storm Water Management System. The storm water management system
throughout the Project, which system shall be constructed in accordance with the plans
approved by the City's engineer and shall be maintained by the Association in a condition
to ensure its proper and intended operation;
(g)
Sanitary Sewer. The sanitary sewer system throughout the Project located
within the Right-of-Way (excluding facilities which serve individual Units);
(h)
Water System. The municipal water system throughout the Project located
within the Right-of-Way (excluding facilities which serve individual Units);
(i)
Entrance Improvements. The Project entrance landscaping improvements,
common mailbox (subject to the terms specified in Section 4.2(c)) and identification signs
located at the entrance of the Project and along Breton Road, if any, and landscaping
improvements located within right-of-way of Elinor Lane, as depicted on the
Condominium Subdivision Plan; and
(j)
Miscellaneous. All other Common Elements of the Project not herein
designated as Common Elements which are intended for common use or are necessary to
the existence, upkeep or safety of the Project.
Some or all of the utility lines, systems and equipment and the telecommunications system
which serve the Project may be owned by the local public authority or by the company providing
the pertinent service. Accordingly, such utility lines, systems and equipment, and the
telecommunications system, will be General Common Elements only to the extent of the Coowners' interest therein, if any, and Developer makes no warranty whatever with respect to the
nature or extent of such interest, if any. Each co-owner shall be responsible for connecting the
utilities for his or her Unit to the distribution lines lying within the Right-of-Way at his or her sole
expense.
4.2
Limited Common Elements. Limited Common Elements will be subject to the
exclusive use and enjoyment of the Co-owners of the Unit or Units to which the Limited Common
Elements are appurtenant. The Limited Common Elements are:
(a)
Subterranean Land. The land located within Unit boundaries, from and
below a depth of fifteen (15) feet, as shown on the Subdivision Plan attached as Exhibit B;
(b)

Driveways. The driveway surface (but not the ground beneath the driveway)
Bylaws of Elinor Lane
8

constructed on the Frontage Area serving a Unit;
(c)
Mailboxes. Elinor Lane shall have a common mailbox or mailboxes that
will be a General Common Element at the locations as shown on the Subdivision Plan
attached as Exhibit B, but the interior of each Unit’s box and the door or other method of
access shall be a limited common element; and
(d)
Utilities. Those portions of utility lines, facilities, systems, and equipment
that are located within the Right-of-Way and that serve an individual Unit shall be Limited
Common Elements appurtenant to that Unit.
(e)
Miscellaneous. Any other improvements constructed by the Developer and
designated Limited Common Elements appurtenant to a particular Unit or Units in an
amendment to the Master Deed made by Developer.
4.3
Maintenance. The costs of maintenance, repair and replacement of all
improvements within the boundaries of a Unit and any Limited Common Elements appurtenant
thereto shall be borne by the Co-owner of the Unit, unless otherwise specifically provided for
herein. Each Co-owner shall bear the cost of installing and maintaining landscaping on the
Frontage Area adjoining his or her Unit, and installing, maintaining, repairing and replacing the
portion of the driveway built upon the Frontage Area adjoining his or her Unit. The appearance of
all buildings, garages, patios, decks, open porches, screened porches and other improvements
within a Unit will at all times be subject to the approval of the Association, except the Association
may not disapprove the appearance of an improvement so long as maintained as constructed with
the Developer's approval. In the event that the maintenance, cleaning and decoration of such
improvements by the Co-owner does not conform to the reasonable standards established by the
Association, the Association will have the right to take such action as may be necessary to bring
the improvements up to required standards and to charge the cost thereof to the Coowner
responsible for the cleaning, decoration and/or maintenance. The Association will in no event be
obligated to repair any residence or other improvement located within or appurtenant to a Unit nor
will the Association be obligated to make any capital expenditures of any type whatsoever with
respect to such residences or improvements or to perform any maintenance or repair thereon.
If any Co-owner elects, with the prior written consent of the Association, to construct or
install any improvements within the Co-owner's Unit or on the Common Elements which increase
the costs of maintenance, repair or replacement for which the Association is responsible, such
increased costs or expenses, at the option of the Association, may be specially assessed against
such Unit or Units. A Coowner may make improvements or modifications to the Co-owner's Unit,
at his or her expense, if the purpose or modification is to facilitate access or movement within the
Unit for persons with disabilities who reside in or regularly visit the Unit, in accordance with the
provisions of Section 47a of the Act. No such improvement shall be made until the plans and
specifications therefor have first been approved by the Association.
The costs of maintenance, repair and replacement of all General Common Elements
described above will be borne by the Association except to the extent of repair and replacement
due to the act or neglect of a Co-owner or his or her agent, uninvited visitor, invitee, family member
or pet. All storm water management improvements within the Project, other than those dedicated
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to and accepted by the public, shall be maintained by the Association in good and effective
operating condition at all times and shall be repaired, improved and/or replaced as necessary to
insure its effective operation. Each Co-owner shall be responsible for damages or costs to the
Association resulting from negligent damage to or misuse of any of the Common Elements by him
or her, or their family, guests, uninvited visitors, agents or invites, unless, and to the extent, any
such cost or damage is covered by insurance maintained by the Association. Any costs or damages
to the Association may be assessed to and collected from the responsible Co-owner in the manner
provided in Article II of the Bylaws.
4.4
Power of Attorney. All of the Co-owners and mortgagees of Units and other persons
interested or to become interested in the Project from time to time by acceptance of a deed,
mortgage, land contract or other conveyance do thereby irrevocably appoint the Developer during
the Development Period, and thereafter the Association, as agent and attorney in connection with
all matters concerning the General Common Elements within the Easement for Public and Private
Utilities depicted on the Condominium Subdivision Plan and their respective interests in the
General Common Elements within the Easement for Public and Private Utilities depicted on the
Condominium Subdivision Plan. Without limitation on the generality of the foregoing, the
Developer or the Association, as the case may be, will have full power and authority to dedicate
to public use, grant easements over or convey title to the land constituting the General Common
Elements within the Easement for Public and Private Utilities depicted on the Condominium
Subdivision Plan or any part thereof, and to execute all documents and to do all things on behalf
of the Co-owners' mortgagees and other interested persons as are necessary or convenient in the
exercise of such powers, provided all Units continue to have reasonable access to utility services.
4.5
Condominium Unit Use. Except as set forth herein, Units shall not be separable
from the Common Elements appurtenant thereto and will not 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 his or her Unit or the Common Elements
appurtenant thereto.
ARTICLE V
DESCRIPTION AND PERCENTAGE OF VALUE
5.1
Description of Units. A complete description of each Condominium Unit in the
Project is set forth in the Condominium Subdivision Plan as surveyed by Feenstra & Associates,
Inc., of 7482 Main Street, Jenison, MI 49428. Each Unit shall consist of all that space, structures,
improvements, and facilities within the Unit boundaries, as shown on the Condominium
Subdivision Plan and delineated with heavy outlines, but not any Common Elements contained
therein.
5.2
Percentage of Value. The total value of the Project is one hundred percent (100%).
All units are hereby assigned an equal percentage of value, because all units are expected to have
equal allocable expenses of maintenance. This percentage of value shall be determinative of the
proportionate share of each unit in the proceeds and Expenses of Administration, the value of each
unit's vote at meetings of the Association, and of such Unit's individual interest in the Common
Elements.
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ARTICLE VI
EASEMENTS
6.1
Easement for Maintenance of Residence Exteriors, Etc. There are hereby created
easements to and in favor of the Association, and its officers, directors, agents and designees, in,
on and over all Units and Common Elements in the Project, for access to the Units and the exterior
of each of the residences that is constructed within the Project to permit any maintenance, repair
and replacement to be performed by the Association as provided in Section 4.3. There also will
exist easements to and in favor of the Association, and its officers, directors, agents and designees,
in, on and over all Units and Common Elements of the Project for access to and maintenance of
those Common Elements of the Project for which the Association may from time to time be
responsible.
6.2
Grant of Easements by Association. The Association is empowered to grant such
easements, licenses, rights-of-entry and rights-of-ways over, under and across the Condominium
Property for utility purposes, access purposes or other lawful purposes as may be necessary for the
benefit of the Condominium, subject, however, to the approval of the Developer so long as the
Development Period has not expired. No easements created under the Condominium Documents
may be modified or obligations with respect thereto varied without the consent of each person
benefited thereby.
6.3
Easements for Maintenance, Repair and Replacement. The Developer, the
Association and all public or private utilities providing utility service to the Condominium Project
will have such easements as may be necessary over the Condominium Property, including all Units
and Common Elements, to fulfill any responsibilities of maintenance, repair, decoration,
inspection or replacement which they or any of them are required or permitted to perform under
the Condominium Documents.
6.4
Utility Easements. An Easement for Public and Private Utilities is hereby created
within the Right-of-Way and within the twelve (12) foot wide private easement for public utilities
depicted on Exhibit B, as a non-exclusive perpetual easement for the benefit of the Co-owners, for
utility companies and for governmental entities (including, but not limited to the City of East Grand
Rapids), providing utility services to the Project and/or having utility service facilities in the
Project including for the following purposes: the right to install, repair, replace, maintain and/or
extend gas lines, electricity lines, telephone lines, cable lines, fiber, such other utilities as may
hereafter become common in projects such as these, water mains and sewer mains; the right to
install equipment associated with such utility services such as lines, valves, hydrants, fittings and
other improvements; and rights of ingress and egress for the installation, repair, replacement,
maintenance and extension of such utility services and facilities at reasonable times. Such
easement areas shall also be for the benefit of the Developer and the Association for purposes of
installing and maintaining streetlights and associated wiring.
6.5

Reservation of Easements by Developer.

(a)
Ingress and Egress. In addition to all other rights reserved to it hereunder,
the Developer reserves for the benefit of itself, and its agents, employees, guests, invitees,
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independent contractors, successors and assigns, a perpetual easement for the unrestricted
use of all roads and walkways now or hereafter located in the Condominium Project for
the purpose of ingress and egress to and from all or any portion of the Condominium
Premises. in furtherance of construction and development of the Condominium Project,
compliance with any governmental regulation, or any purpose described in this Section
6.5.
(b)
Use of Facilities. The Developer, and its duly authorized agents,
representatives and employees, may engage in any lawful acts reasonably necessary to
facilitate the development and sale of Units in the Condominium Project. In connection
therewith, the Developer shall have full and free access to all Common Elements and
unsold Units.
(c)
Repair and Replacement. The Developer retains for the benefit of itself and
representatives of the City of East Grand Rapids and any utility company, and to the burden
of the Condominium Premises, the right to enter the Condominium Project and do all the
things necessary to install, maintain, repair, replace, or inspect facilities within the purview
of their responsibilities.
(d)
Hook-Up of Utilities. The Developer reserves for the benefit of itself, its
agents, employees, independent contractors, successors, and assigns, and for the benefit of
any appropriate utility company, perpetual easements to utilize, tap, and tie into all utility
services now or hereafter located on the Condominium Premises in furtherance of any
purpose described in this Section 6.5, including, without limitation, the improvement,
development and sale of any other properties adjoining the Condominium Project and
owned by the Developer, regardless of whether such property is ever added to the
Condominium Project.
6.6
Entrance Landscaping and Project Sign Easements. Developer hereby reserves for
the benefit of itself, its agents, employees, guests, invitees, independent contractors, successor and
assigns, and the Association, a perpetual easement for the maintenance, repair and replacement of
entrance area and/or common area landscaping and Project identification signs, and any other
improvements constructed on the Project's Common Elements. Such items must be in conformity
with all laws and regulations. There is no obligation on Developer to undertake such projects.
6.7
Drainage/Detention Easements. Perpetual easement in favor of the Developer
during the Development Period, and thereafter in favor of the Association, shall exist on, over,
along, across, through and under those portions of the Project including Units 1 through 8,
inclusive, designated as easements for drainage on Exhibit B, for the installation, construction,
maintenance, repair, and replacement of drainage and detention facilities and equipment. All,
maintenance, repair, and replacement costs associated with such facilities and equipment shall be
the responsibility of the Association. The Co-owners of any Unit encumbered by a drainage
easement shall incur no cost (beyond their share of costs incurred by the Association) with respect
to the construction, maintenance, repair, or replacement of such equipment and facilities within
such easements except to the extent of repair or replacement caused by an intentional or negligent
act of the Co-owner or his agents, invitees, or family members. No changes shall be made by a
Unit Co-owner in the grading of any Unit or area used as drainage swales which would alter surface
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water run-off drainage patters without the prior written consent of the Developer during the
Development Period and thereafter the Association.
6.8
Easements to Be Clear. No structures will be erected within any Unit which will
interfere with the easements provided above. Any fences, paving or plantings which interfere with
the easements provided above may be removed as necessary when installing or servicing the roads,
utilities, improvements, or drains, and neither Developer nor Developer's agents will have liability
for such removal.
6.9
Road Dedication. The Developer reserves the right to dedicate to the public the
Right-of-Way. As such, the Right-of-Way shall be contractible area which may be withdrawn
from the Project at the discretion of the Developer. Any such right-of-way dedication may be made
by the Developer without the consent of any Co-owner, mortgagee or other person and shall be
evidenced by an appropriate amendment to this Master Deed and to Exhibit B thereto, recorded in
the Kent County Records. All of the Co-owners and mortgagees of 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 amendment or amendments of this Master Deed
to effectuate the foregoing right-of-way dedication.
6.10 Termination of Easements. Developer reserves to itself, and his successors and
assigns, the right to terminate and revoke any utility or other easement granted in this Master Deed
at such time as the particular easement has become unnecessary. No easement may be terminated
without the consent of the City of East Grand Rapids. No utility easement may be terminated or
revoked unless and until all Units served by it are adequately served by an appropriate substitute
or replacement utility on a shared maintenance basis.
ARTICLE VII
UNIT IMPROVEMENTS OR ALTERATIONS
7.1
Unit Improvements or Alterations. The only improvements permitted to be
constructed within a Unit by any Co-owner other than the Developer is a single-family residence
and associated improvements as contemplated and permitted by the Condominium Bylaws, subject
to the approval of the Developer as provided in the Bylaws during the Development Period, and
thereafter subject to the approval of the Association.
ARTICLE VIII
ALTERATIONS
Subject to the approval of the City of East Grand Rapids as provided in the City of East
Grand Rapids Zoning Ordinance, the Developer may, without the consent of other Co-owners or
the Association or mortgagees, in its discretion, (1) modify the dimensions of unsold Units, the
General Common Elements and Limited Common Elements appurtenant to any Unit, by
enlargement, combination, division or reduction in size or relocation of boundaries between Units,
and (2) make such structural alterations as it considers necessary or appropriate to any unsold Units
or Common Elements. However, no such modifications or alterations may be performed which
would unreasonably impair or diminish the appearance of the Project or the view, privacy or other
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significant attribute or amenity of any Unit sold by Developer which adjoins or is proximate to the
modified Unit. All space in the Condominium Project, since it is or could be affected by such a
modification or structural alteration, is hereby designated as "convertible area," whether or not so
designated on the Condominium Subdivision Plan. Such space may be converted, in the
Developer's sole discretion, into portions of a Unit, General Common Elements or Limited
Common Elements, or any combination of these, and the responsibility for maintenance, repair
and replacement therefor may be assigned by an amendment to this Master Deed effected solely
by Developer without the consent of any other person. No Unit altered or modified in accordance
with the provisions of this Article shall be conveyed until an amendment to this Master Deed
effectuating such modification is recorded. The Developer may, in connection with any such
amendment, readjust percentages of value for all Units in a manner which gives recognition to
such Unit or Common Element modifications and the method of determination of percentages of
value for the Condominium Project described in Section 5.2 above.
All of the co-owners and mortgagees of Units and other persons interested or to become
interested in the Condominium Project from time to time shall be considered to have unanimously
consented to an amendment or amendments to this Master Deed to effectuate the foregoing,
including, subject to the limitations set forth herein, the proportionate reallocation of the
percentages of value assigned to each Unit as a consequence. All such interested persons
irrevocably appoint Developer or its successors or assigns as their agent and attorney for the
purpose of executing such amendment or amendments to the Condominium Documents necessary
to effectuate the foregoing.
ARTICLE IX
AMENDMENT
9.1
Amendment. The Condominium Documents may not be amended or revised in any
fashion which would be inconsistent with the provisions of the City of East Grand Rapids Zoning
Ordinance or the City of East Grand Rapids' conditions of approval applicable to the Project,
without the prior written consent of the City. Furthermore, except as otherwise expressly provided
in this Master Deed, the Condominium Project will not be terminated, vacated, revoked or
abandoned except as provided in the Act, nor may any of the provisions of this Master Deed,
including Exhibits A and B be amended, except as follows:
(a)
No Material Change. Amendments may be made without the consent of Coowners or mortgagees by the Developer during the Development Period, and thereafter by
the Association, as long as the amendment does not materially alter or change the rights of
a Co-owner or mortgagee, including, but not limited to, amendments for the purpose of (i)
modification of the types and sizes of unsold units and their appurtenant limited common
elements, (ii) correcting survey or other errors, (iii) making minor changes to the
boundaries of the Project and/or (iv) facilitating mortgage loan financing for existing or
prospective Co-owners and to enable or facilitate the purchase or insurance of such
mortgage loans by the Federal Home Loan Mortgage Corporation, the Federal National
Mortgage Association, the Government National Mortgage Association, the Veteran's
Administration, the Department of Housing and Urban Development, any other agency of
the federal government or the State of Michigan and/or any other institutional participant
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in the secondary mortgage market which purchases or insures mortgages.
(b)
Material Change. Amendments may be made by the Developer during the
Development Period, and thereafter by the Association, even if it will materially alter or
change the rights of the Co-owners or mortgagees, with the consent of not less than twothirds (2/3) of the votes of the Co-owners and mortgagees. A Co-owner will have one (1)
vote for each Unit owned (including, as to the Developer, all Units created by the Master
Deed not yet conveyed). The required votes may be achieved by written consent of the
required two-thirds (2/3) of the Coowners and mortgagees or, as to non-Developer Coowners, by consent established by the vote of the Co-owner by any voting method
described in the Bylaws. Mortgagees are not required to appear at any meeting of Coowners except that their approval shall be solicited through written ballots. Any mortgagee
ballots not returned within 90 days of mailing shall be counted as approval for the change.
For purposes of this section, the affirmative vote of 2/3 of co-owners is considered 2/3 of
all Co-owners entitled to vote as of the record date for such votes.
1.
To the extent the Act or the Condominium Documents require a vote
of mortgagees of units on amendment of the Condominium Documents, the procedure
described in this section applies.
2.
The date on which the proposed amendment is approved by the
requisite majority of Co-owners is considered the "control date."
3.
Only those mortgagees who hold a duly recorded first mortgage or
a duly recorded assignment of a first mortgage against one (1) or more condominium units
in the Project on the control date is entitled to vote on the amendment. Each mortgagee
entitled to vote shall have one (1) vote for each unit in the Project that is subject to its
mortgage or mortgages, without regard to how many mortgages the mortgagee may hold
on a particular condominium unit.
4.
The Association shall give a notice to each mortgagee entitled to
vote containing all of the following:
Co-owners.

i.

A copy of the amendment or amendments as passed by the

ii.
A statement of the date that the amendment was approved by
the requisite majority of Co-owners.
iii.
An envelope addressed to the entity authorized by the board
of directors for tabulating mortgagee votes.
iv.
described in subsection (5).

A statement containing language in substantially the form

v.
A ballot providing spaces for approving or rejecting the
amendment and a space for the signature of the mortgagee or an officer of the mortgagee.
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vi.
A statement of the number of units subject to the mortgage
or mortgages of the mortgagee.
vii.

The date by which the mortgagee must return its ballot.

5.
The notice provided by subsection (4) shall contain a statement in
substantially the following form:
"A review of the association records reveals that you are the holder
of one (1) or more mortgages recorded against title to one (1) or
more units in Elinor Lane Site Condominium Project. The Coowners of the condominium adopted the attached amendment to the
condominium documents on (control date). Pursuant to the terms of
the condominium documents and/or the Michigan Condominium
Act, you are entitled to vote on the amendment. You have one (1)
vote for each unit that is subject to your mortgage or mortgages.
The amendment will be considered approved by first mortgagees if
it is approved by 66-2/3% of all mortgagees. In order to vote, you
must indicate your approval or rejection on the enclosed ballot, sign
it, and return it not later than ninety (90) days after this notice (which
date coincides with the date of mailing). Failure to timely return a
ballot will constitute a vote for approval. If you oppose the
amendment, you must vote against it."
6.
The association of Co-owners shall mail the notice required by
subsection (4) to the first mortgagee at the address provided in the mortgage or assignment
for notices.
7.
The amendment is considered to be approved by the first mortgagees
if it is approved by 66-2/3% of the mortgagees whose ballots are received, or are considered
to be received, in accordance with section 90(2) of the Act, by the entity authorized by the
board of directors to tabulate mortgagee votes.
8.
The association of co-owners shall maintain a copy of the notice,
proofs of mailing of the notice, and the ballots returned by mortgagees for a period of two
(2) years after the control date.
9.
Notwithstanding any provision of the Condominium Documents to
the contrary, first mortgagees are entitled to vote on amendments to the Condominium
Documents only under the following circumstances:
i.

Termination of the condominium project.

ii.
A change in the method or formula used to determine the
percentage of value assigned to a unit subject to the mortgagee's mortgage.
iii.

A reallocation of responsibility for maintenance, repair,
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replacement, or decoration for a condominium unit, its appurtenant limited common
elements, or the general common elements from the association of Co-owners to the
condominium unit subject to the mortgagee's mortgage.
iv.
Elimination of a requirement for the association of Coowners to maintain insurance on the project as a whole or a condominium unit subject to
the mortgagee's mortgage or reallocation of responsibility for obtaining or maintaining, or
both, insurance from the association of Co-owners to the condominium unit subject to the
mortgagee's mortgage.
v.
The modification or elimination of an easement benefiting
the condominium unit subject to the mortgagee's mortgage.
vi.
The partial or complete modification, imposition, or removal
of leasing restrictions for condominium units in the condominium project.
vii.
Amendments requiring the consent of all affected
mortgagees under Section 90(4) of the Act.
(c)
Legal Compliance. Amendments may be made without the consent of Coowners or mortgagees by the Developer, even if such amendment will materially alter or
change the rights of the Co-owners or mortgagees, to achieve compliance with the Act or
with rules, interpretations or orders promulgated by the Administrator pursuant to the Act,
or with other federal, state or local laws, ordinances or regulations affecting the Project.
(d)
Required Co-owner Consents. The method or formula used to determine the
percentage of value of Units in the Project for other than voting purposes, and any
provisions relating to the ability or terms under which a Co-owner may rent a Unit, may
not be modified without the consent of each affected Co-owner and mortgagee. A Coowner's Condominium Unit dimensions or appurtenant Limited Common Elements may
not be modified without the Coowner's consent.
(e)
Consolidating Master Deed. A Consolidating Master Deed may be recorded
pursuant to the Act when the Project is finally concluded as determined by the Developer.
The Consolidating Master Deed, when recorded, will supersede the previously recorded
Master Deed and all amendments thereto. The Consolidating Master Deed may incorporate
by reference all or any pertinent portions of this Master Deed, as amended, and the Exhibits
hereto, or, at the election of the Developer, may restate any or all of the provisions of this
Master Deed, as amended, and the Exhibits hereto, deleting provisions or parts of
provisions that have been superseded, or whose effectiveness has expired, or which benefit
the Developer.
(f)
Developer Rights to Amend. The restrictions contained in this Article on
amendments will not in any way affect the rights of Developer as set forth elsewhere in
this Master Deed. Notwithstanding any contrary provision of the Condominium
Documents, Developer reserves the right to amend materially this Master Deed or any of
its exhibits for any of the following purposes:
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(1)
amend the Condominium Bylaws, subject to any restrictions on
amendments stated therein;
(2)
To correct arithmetic errors, typographical errors, survey or plan
errors, deviations in construction or any similar errors in the Master Deed, Condominium
Subdivision Plan or Condominium Bylaws, or to correct errors in the boundaries or
locations of improvements;
exhibits;

(3)

To clarify or explain the provisions of this Master Deed or its

(4)
To comply with the Act or rules promulgated thereunder or with any
requirements of any governmental or quasi-governmental agency or any financing
institution providing mortgages on units in the Condominium;
(5)
To create, grant, make, define or limit easements affecting the
Condominium Property;
(6)
To record an "as built" Condominium Subdivision Plan and/or
consolidating Master Deed and/or to designate any improvements shown on the Plan as
"must be built," subject to any limitations or obligations imposed by the Act; and
(7)
To terminate or eliminate reference to any right which Developer
has reserved to itself herein.
(8)
To make alterations described in Article VIII above, or to contract
the Condominium Project to dedicate the Right-of-Way to the public.
Amendments of the type described in this subsection (f) may be made by the Developer
without the consent of Co-owners or mortgagees, and any Co-owner or mortgagee having an
interest in a Unit affected by such an amendment shall join with the Developer in amending this
Master Deed.
(g)
Power of Attorney. All of the Co-owners and mortgagees of Units and other
persons interested or to become interested in the Project from time to time by acceptance
of a deed, mortgage, land contract or other conveyance do thereby irrevocably and
unanimously consent to the Developer and/or the Association making any amendment or
amendments authorized by this Master Deed to be made by the Developer or the
Association respectively, including a Consolidating Master Deed, and to any reallocation
of percentages of value determined by the Developer or the Association to be necessary in
conjunction with such amendment or amendments. All such interested persons by
acceptance of a deed, mortgage, land contract or other conveyance do thereby irrevocably
appoint the Developer and/or the Association as agent and attorney for the purpose of
execution of such amendment or amendments to the Master Deed authorized to be made
by the Developer or the Association respectively, and all ancillary documents necessary to
effectuate such amendments.
(h)

Developer Consent. This Master Deed may not be modified during the
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Development Period without the written consent of the Developer.
(i)
Notice. Co-owners will be notified of proposed amendments not less than
ten days before the amendment is recorded.
(j)
Costs. A person causing or requesting an amendment to the Condominium
Documents will be responsible for costs and expenses of the amendment, except for
amendments based upon a vote of the prescribed majority of Co-owners and mortgagees
or based upon the Advisory Developer during the Development Period and thereafter the
Association's decision, the costs of which are expenses of administration.
(k)
Recording. All amendments will be effective upon recording in the office
of the Kent County Register of Deeds.
(l)
Binding. A copy of each amendment to the Master Deed will be furnished
to every Co-owner. However, any amendment to the Master Deed that is adopted in
accordance with this Article will be binding upon all persons who have an interest in the
Project irrespective of whether such persons actually receive a copy of the amendment.
ARTICLE X
ASSIGNMENT
Any or all of the rights and powers granted or reserved to the Developer in the
Condominium Documents or by law, including the power to approve or disapprove any act, use or
proposed action or any other matter or thing, may be assigned by Developer to any other entity or
person or to the Association. Any such assignment or transfer will be made by appropriate
instrument in writing duly recorded in the Office of the Kent County Register of Deeds.
ARTICLE XI
CONTRACTION OF PROJECT
11.1 Withdrawal of Lands. Any other provisions of this Master Deed notwithstanding,
the Developer may, at the option of the Developer, within a period ending six (6) years after initial
recording of this Master Deed, contract the Project by withdrawing any or all of the lands described
in Article II from the Project, provided that no Unit which has been conveyed by the Developer
may be withdrawn without the consent of the Co-Owner and mortgagee of the Unit. Other than as
set forth herein, there are no restrictions or limitations on the right of the Developer to withdraw
lands from the Project as to the portion or portions of land which may be withdrawn, the time or
order of such withdrawals or the number of Units and/or Common Elements which may be
withdrawn.
11.2 Contraction Not Mandatory. There is no obligation on the part of the Developer to
contract the Project nor is there any obligation to withdraw portions thereof in any particular order
nor to construct particular improvements on any withdrawn lands. The Developer may, in its
discretion, establish all or a portion of the lands withdrawn from the Project as a separate
condominium project (or projects) or any other form of development.
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11.3 Amendment to Master Deed and Modification of Percentages of Value. A
withdrawal of lands from the Project by the Developer will be given effect by an appropriate
amendment or amendments to this Master Deed in the manner provided by law, which amendment
or amendments will be prepared by and at the discretion of the Developer and in which the
percentages of value set forth in Article V hereof will be proportionately readjusted in order to
preserve a total value of one hundred percent (100%) for the entire Project resulting from such
amendment or amendments to the Master Deed.
11.4 Redefinition of Common Elements and Creation of Easements. The amendment or
amendments to the Master Deed by the Developer to contract the Project may also contain such
further definitions and redefinitions of General or Limited Common Elements as Developer may
determine necessary or desirable to adequately describe, serve and provide access to the parcel or
parcels being withdrawn from the Project by the amendment. In connection with any such
amendment(s), Developer will 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 roadways in the Project to any
roadways that may be located on or planned for the area withdrawn from the Project, and to provide
access to any area withdrawn from the Project from the roadways located in the Project.
11.5 Additional Provisions. The amendment or amendments to the Master Deed by the
Developer to contract the Project will also contain such provisions, as Developer may determine
necessary or desirable, (i) to create easements burdening or benefiting portions or all of the parcel
or parcels being withdrawn from the Project, and/or (ii) to create or change restrictions or other
terms and provisions affecting the parcel or parcels being withdrawn from the Project or affecting
the balance of the Project as reasonably necessary in the Developer's judgment to enhance the
value or desirability of the parcel or parcels being withdrawn from the Project.
11.6 Contraction Subject to Approval of Municipality. Any modification of the
approved Elinor Lane development including the exercise of any rights retained under this Article
XI for contraction of the project are subject to review and approval by the City of East Grand
Rapids.
ARTICLE XII
LIMITATION OF LIABILITY
The enforcement of any rights or obligations contained in the Condominium Documents
against the Developer while the Developer owns any portion of the Condominium Project shall be
limited to the interest of the Developer in the Condominium 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 Condominium Project.
ARTICLE XIII
ASSIGNMENT OF DEVELOPER RIGHTS
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
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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 document in writing and shall be duly recorded in the Register of Deeds office in the
county in which the Project is located. All Developer rights under this Master Deed shall be
deemed to be transferred to the Association at the end of the Development and Sales Period.
ARTICLE XIV
CONTROLLING LAW
The provisions of the Act, and of the other laws of the State of Michigan, shall be applicable
to and govern this Master Deed and all activities related hereto.
This Master Deed has been signed by the Developer as of the day and year which appear
on page one.
ELINOR LANE LLC

STATE OF MICHIGAN
COUNTY OF KENT

)
) ss.
)

By: ________________________________
Michael Valentino
Its: Managing Member

This document was acknowledged before me on May _____, 2022, by Michael Valentino
as Managing Member of Elinor Lane LLC, a Michigan limited liability company, on behalf of the
Company.
____________________________________
_______________________, Notary Public
____________________ County, Michigan
My Commission Expires: ______________
Acting in _____________________ County
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EXHIBIT "A" TO MASTER DEED
BYLAWS
OF
ELINOR LANE
ARTICLE I
ASSOCIATION OF CO-OWNERS
1.1
Association of Co-owners. Elinor Lane, a residential site plan Condominium
Project located in the City of East Grand Rapids, Kent County, Michigan, will be administered by
an Association of Co-owners which will be a nonprofit corporation, hereinafter called the
"Association", organized under the applicable laws of the State of Michigan, and responsible for
the management, maintenance, operation and administration of the General Common Elements,
easements and affairs of the Condominium Project in accordance with the Condominium
Documents and the laws of the State of Michigan. These Bylaws will constitute both the Bylaws
referred to in the Master Deed as required by the Act and the Bylaws provided for under the
Michigan Nonprofit Corporation Act. Each Co-owner will be entitled to membership and no other
person or entity will be entitled to membership. The share of a Co-owner in the funds and assets
of the Association cannot be assigned, pledged or transferred in any manner except as an
appurtenance to his Unit. The Association will keep current copies of the Master Deed, all
amendments to the Master Deed, and other Condominium Documents for the Condominium
Project available at reasonable hours to Co-owners, prospective purchasers and prospective
mortgagees of Units in the Condominium Project. All Co-owners in the Condominium Project and
all persons using or entering upon or acquiring any interest in any Unit therein or the Common
Elements thereof will be subject to the provisions and terms set forth in the Condominium
Documents.
ARTICLE II
ASSESSMENTS
All expenses arising from the management, administration and operation of the Association
in pursuance of its authorizations and responsibilities as set forth in the Condominium Documents
and the Act will be levied by the Association against the Units and the Co-owners thereof in
accordance with the following provisions:
2.1
Assessments for General Common Elements. All costs incurred by the Association
in satisfaction of any liability arising within, caused by, or connected with the General Common
Elements, or the improvements constructed or to be constructed within the boundaries of the
Condominium Units for which the Association has maintenance responsibility, or the
administration of the Condominium Project, will constitute expenditures affecting the
administration of the Project, and all sums received as the proceeds of, or pursuant to, any policy
of insurance securing the interest of the Co-owners against liabilities or losses arising within,
caused by, or connected with the General Common Elements or the administration of the
Condominium Project will constitute receipts affecting the administration of the Condominium
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Project, within the meaning of Section 54(4) of the Act.
2.2
Determination of Assessments. Assessments will be determined in accordance with
the following provisions:
(a)
Budget. The Board of Directors of the Association will establish an annual
budget in advance for each fiscal year and such budget will project all expenses for the
forthcoming year which may be required for the proper operation, management and
maintenance of the Condominium Project, including a reasonable allowance for
contingencies and reserves. An adequate reserve fund for maintenance, repairs and
replacement of those Common Elements that must be replaced on a periodic basis will be
established in the budget and must be funded by regular semi-annual payments as set forth
in Section 2.3 below rather than by special assessments. At a minimum, the reserve fund
will be equal to ten percent (10%) of the Association's current annual budget on a
noncumulative basis. The minimum standard required by this section may prove to be
inadequate for this particular Project. The Association should carefully analyze the
Condominium Project to determine if a greater amount should be set aside, or if additional
reserve funds should be established for other purposes. Upon adoption of an annual budget
by the Board of Directors, copies of the budget will be delivered to each Co-owner and the
assessment for the year will be established based upon the budget, although the failure to
deliver a copy of the budget to each Co-owner will not affect or in any way diminish the
liability of any Co-owner for any existing or future assessments. Should the Board of
Directors at any time determine, in the sole discretion of the Board of Directors: (1) that
the assessments levied are or may prove to be insufficient to pay the costs of operation and
management of the Condominium, (2) to provide replacements of existing General
Common Elements, (3) to provide additions to the Common Elements not exceeding Five
Thousand Dollars ($5000) annually (such amount shall be deemed increased by the
cumulative cost of living index or CPI – all markets, all items from the year of enactment
to present) for the entire Project, or (4) that an event of emergency exists, the Board of
Directors will have the authority to increase the general assessment or to levy such
additional assessment or assessments as it will deem to be necessary. The Board of
Directors also will have the authority, without Co owner consent, to levy assessments
pursuant to the provisions of Section 5.4 hereof. The discretionary authority of the Board
of Directors to levy assessments pursuant to this subsection will rest solely with the Board
of Directors for the benefit of the Association and the members thereof and will not be
enforceable by any creditors of the Association or the members thereof.
(b)
Special Assessments. Special assessments, in addition to those required in
subsection (a) above, may be made by the Board of Directors from time to time and
approved by the Co-owners as hereinafter provided to meet other needs or requirements of
the Association, including, but not limited to: (1) assessments for additions to the General
Common Elements of a cost exceeding Five Thousand Dollars ($5000) (as adjusted as set
forth in 2.2(a)) annually for the entire Project, (2) assessments to purchase a Unit upon
foreclosure of the lien for assessments described in Section 2.5 hereof, or assessments for
any other appropriate purpose not elsewhere herein described. Special assessments referred
to in this subsection (b) (but not including those assessments referred to in subsection (a)
above, which will be levied in the sole discretion of the Board of Directors) will not be
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levied without the prior approval of at least two-thirds (2/3) of all Co-owners. The authority
to levy assessments pursuant to this subsection is solely for the benefit of the Association
and the members thereof and will not be enforceable by any creditors of the Association.
2.3
Apportionment of Assessments and Penalty for Default. Unless otherwise provided
herein or in the Master Deed, all assessments levied against the Co-owners to cover expenses of
administration will be apportioned among the Units and shall be paid by the Co-owners of the
Units equally. ANNUAL ASSESSMENTS AS DETERMINED IN ACCORDANCE WITH
SECTION 2.l(A) ABOVE WILL BE PAYABLE BY THE CO-OWNERS IN TWO (2) SEMIANNUAL INSTALLMENTS, COMMENCING WITH 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. Semi-annual assessments shall be deemed paid
in advance and shall be due and payable on the fifteenth day of January and July each year. A Co
owner's initial semi-annual assessment shall be prorated. The Board of Directors may, in its sole
discretion, elect to collect the regular assessments on a different basis, such as monthly, quarterly
or annually. The payment of an assessment will be in default if such assessment, or any part
thereof, is not paid to the Association in full on or before the due date for such payment. Any
assessment due on a weekend or federal holiday shall be due on the following business day.
Each installment in default for ten (10) or more days will bear interest from the initial due
date thereof at the rate of seven percent (7%) per annum until each installment is paid in full. The
Association may, pursuant to Section 17.4 hereof, levy fines for the late payment in addition to
such interest. Each Co-owner (whether one or more persons) will be, and remain, personally liable
for the payment of all assessments (including fines for late payment and costs of collection and
enforcement of payment) pertinent to his Unit which may be levied while such Co-owner is the
owner thereof. Each Co-owner (whether one or more persons) will be, and remain, personally
liable for the payment of all assessments pertinent to his Unit which may be levied while such Coowner is the owner thereof. Payments on account of installments of assessments in default will be
applied as follows: first, to costs of collection and enforcement of payment, including reasonable
attorneys’ fees; second, to any interest charges and fines for late payment on such installments;
and third, to installments in default in order of their due dates.
2.4
Waiver of Use or Abandonment of Unit. No Co-owner may exempt himself or
herself from liability for his or her contribution toward the expenses of administration by waiver
of the use or enjoyment of any of the Common Elements or by the abandonment of his or her Unit.
2.5

Enforcement.

(a)
Remedies/Liens. In addition to any other remedies available to the
Association, the Association may enforce collection of delinquent assessments by a suit at
law for a money judgment or by foreclosure of the statutory lien that secures payment of
assessments. Sums assessed to a Co owner by the Association that are unpaid together
with interest on such sums, 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, constitute a lien upon the unit or units in the Project owned by
the co-owner at the time of the assessment before other liens except tax liens on the units
in favor of any state or federal taxing authority and sums unpaid on a first mortgage of
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record, except that past due assessments that are evidenced by a notice of lien, recorded as
set forth herein, have priority over a first mortgage recorded subsequent to the recording
of the notice of lien. In the event of default by any Co-owner in the payment of any
installment of the annual assessment levied against his Unit, the Association will have the
right to declare all unpaid installments of the annual assessment for the pertinent fiscal year
immediately due and payable. The Association also may discontinue the furnishing of any
services to a Co-owner in default upon seven (7) days, written notice to such Co-owner of
its intention to do so. A Co-owner in default will not be entitled to utilize any of the General
Common Elements of the Project and will not be entitled to vote at any meeting of the
Association so long as such default continues; provided, however, this provision will not
operate to deprive any Co-owner of ingress or egress to and from his Unit. In a judicial
foreclosure action, a receiver may be appointed to collect a reasonable rental for the Unit
from the Co-owner thereof or any persons claiming under him. All of these remedies will
be cumulative and not alternative and will not preclude the Association from exercising
such other remedies as may be available at law or in equity.
(b)
Foreclosure Proceedings. Each Co-owner, and every other person who
from time to time has any interest in the Project, will be deemed to have granted to
the Association the unqualified right to elect to foreclose the lien securing payment of
assessments either by judicial action or by advertisement. The provisions of Michigan
law pertaining to foreclosure of mortgages by judicial action and by advertisement, as the
same may be amended from time to time, are incorporated herein by reference for the
purposes of establishing the alternative procedures to be followed in lien foreclosure
actions and the rights and obligations of the parties to such actions, except that the
Association is entitled to reasonable interest, expenses, costs, and attorney fees for
foreclosure by advertisement or judicial action. The redemption period for a foreclosure is
six (6) months from the date of sale unless the property is abandoned, in which event the
redemption period is one (1) month from the date of sale. Further, each Co-owner and every
other person who from time to time has any interest in the Project will be deemed to have
authorized and empowered the Association to sell or to cause to be sold the Unit with
respect to which the assessment(s) is or are delinquent and to receive, hold and distribute
the proceeds of such sale in accordance with the priorities established by applicable law.
Each Co-owner of a Unit in the Project acknowledges that at the time of acquiring title to
the Unit he was notified of the provisions of this subsection and that he voluntarily,
intelligently and knowingly waived notice of any proceedings brought by the Association
to foreclose by advertisement the lien for nonpayment of assessments and a hearing on the
same prior to the sale of the subject Unit.
(c)
Notice of Action. Notwithstanding the foregoing, neither a judicial
foreclosure action nor a suit at law for a money judgment will be commenced, nor will any
notice of foreclosure by advertisement be published, until the expiration often (10) days
after mailing, by first class mail, postage prepaid, addressed to the delinquent Co-owner(s)
at his, her, its or their last known address, a written notice that one or more installments of
the annual assessments levied against the pertinent Unit is or are delinquent and that the
Association may invoke any of its remedies hereunder if the default is not cured within ten
(10) days after the date of mailing. Such written notice will be accompanied by a written
affidavit of an authorized representative of the Association that sets forth (i) the affiant's
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capacity to make the affidavit, (ii) the statutory and other authority for the lien, (iii) the
amount outstanding (exclusive of interest, costs, attorneys' fees and future assessments),
(iv) the legal description of the subject Unit(s) and (v) the name(s) of the Co-owner(s) of
record. Such affidavit will be recorded in the office of the Register of Deeds of Kent County
prior to commencement of any foreclosure proceeding, but it need not have been recorded
as of the date of mailing as aforesaid. If the delinquency is not cured within the ten (10)
day period, the Association may take such remedial action as may be available to it
hereunder or under Michigan law. In the event the Association elects to foreclose the lien
by advertisement, the Association will so notify the delinquent Co-owner and will inform
him that he may request a judicial hearing by bringing suit against the Association.
(d)
Expenses of Collection. The expenses incurred in collecting unpaid
assessments, including interest, costs, actual attorney fees (not limited to statutory fees)
and advances for taxes or other liens paid by the Association to protect its lien, will be
chargeable to the Co-owner in default and will be secured by the lien on his Unit.
(e)
Liabilities Prior to Expiration of Redemption Period. The Co-owner of a
condominium unit subject to foreclosure pursuant to this section, and any purchaser,
grantee, successor, or assignee of the co-owner's interest in the condominium unit, is liable
for assessments by the association of co-owners chargeable to the condominium unit that
become due before expiration of the period of redemption together with interest, advances
made by the association of co-owners for taxes or other liens to protect its lien, costs, and
attorney fees incurred in their collection.
(f)
Mortgagee Notice to Association of Foreclosure. The mortgagee of a first
mortgage of record of a condominium unit shall give notice to the association of co-owners
of the commencement of foreclosure of the first mortgage by advertisement by serving a
copy of the published notice of foreclosure required by statute upon the association of coowners by certified mail, return receipt requested, addressed to the resident agent of the
association of co-owners at the agent's address as shown on the records of the Michigan
corporation and securities bureau, or to the address the association provides to the
mortgagee, if any, in those cases where the address is not registered, within 10 days after
the first publication of the notice. The mortgagee of a first mortgage of record of a
condominium unit shall give notice to the association of co-owners of intent to commence
foreclosure of the first mortgage by judicial action by serving a notice setting forth the
names of the mortgagors, the mortgagee, and the foreclosing assignee of a recorded
assignment of the mortgage, if any; the date of the mortgage and the date the mortgage was
recorded; the amount claimed to be due on the mortgage on the date of the notice; and a
description of the mortgaged premises that substantially conforms with the description
contained in the mortgage upon the association of co-owners by certified mail return receipt
requested addressed to the resident agent of the association of co-owners at the agent's
address as shown on the records of the Michigan corporation and securities bureau, or to
the address the association provides to the mortgagee, if any, in those cases where the
address is not registered, not less than 10 days before commencement of the judicial action.
Failure of the mortgagee to provide notice as required by this section shall only provide
the association with legal recourse and will not, in any event, invalidate any foreclosure
proceeding between a mortgagee and mortgagor.
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2.6
Liability of Mortgagee. Notwithstanding any other provisions of the Condominium
Documents, the holder of any first mortgage covering any Unit in the Project which comes into
possession of the Unit pursuant to the remedies provided in the mortgage or by deed (or
assignment) in lieu of foreclosure, or any purchaser at a foreclosure sale, will take the property
free of any claims for unpaid assessments or charges against the mortgaged Unit which accrue
prior to the time such holder comes into possession of the Unit (except for claims for a pro rata
share of such assessments or charges resulting from a pro rata allocation of such assessments or
charges to all Units including the mortgaged Unit.)
2.7
Developer's Responsibility for Assessments. The Developer of the Condominium,
although a member of the Association, will not be responsible at any time for payment of the semiannual Association assessments. Developer, however, will at all times pay all expenses of
maintaining the Units that it owns, including the residences and other improvements located
thereon, together with a proportionate share of all current expenses of administration actually
incurred by the Association from time to time, except expenses related to maintenance and use of
the Units in the Project and of the residences and other improvements constructed within or
appurtenant to the Units that are not owned by Developer. For purposes of the foregoing sentence,
the Developer's proportionate share of such expenses will be based upon the ratio of all Units
owned by the Developer at the time the expense is incurred to the total number of Units then in
the Project. In no event will Developer be responsible for payment of any assessments for deferred
maintenance, reserves for replacement, for capital improvements or other special assessments,
except with respect to Units owned by it on which a completed residence is located. A "completed
residence" will mean a residence with respect to which a certificate of occupancy has been issued
by the City of East Grand Rapids.
2.8
Property Taxes and Special Assessments. All property taxes and special
assessments levied by any public taxing authority will be assessed in accordance with Section 131
of the Act.
2.9
Personal Property Tax Assessments of Association Property. The Association will
be assessed as the person or entity in possession of any tangible personal property of the
Condominium owned or possessed in common by the Co-owners, and personal property taxes
based thereon will be treated as expenses of administration.
2.10 Construction Lien. A construction lien otherwise arising under Act No. 497 of the
Michigan Public Acts of 1980, as amended, being MCL 570.1101 to 570.1305, will be subject to
Section 132 of the Act.
2.11 Statement as to Unpaid Assessments. The purchaser of any Unit may request a
statement of the Association as to the amount of any unpaid Association assessments, and interest,
late charges, fines, costs, and attorney fees relating thereto. Upon written request to the Association
accompanied by a copy of the executed purchase agreement pursuant to which the purchaser holds
the right to acquire a Unit, the Association will provide a written statement of such unpaid
assessments, interest, late charges, fines, costs, and attorney fees as may exist or a statement that
none exist, which statement will be binding upon the Association for the period stated therein.
Upon the payment of that sum within the period stated, the Association’s lien for assessments,
interest, late charges, fines, costs, and attorney fees as to such Unit will be deemed satisfied;
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provided, however, that the failure of a purchaser to request such statement at least five (5) days
prior to the closing of the purchase of such Unit will render any unpaid assessments, interest, late
charges, fines, costs, and attorney fees and the lien securing same fully enforceable against such
purchaser and the Unit itself, to the extent provided by the Act. Under the Act, unpaid assessments
constitute a lien upon the Unit and the proceeds of sale thereof prior to all claims except real
property taxes and first mortgages of record, as provided herein.
ARTICLE III
ARBITRATION
3.1
Submission to Arbitration. Any dispute, claim or grievance arising out of or relating
to the interpretation or application of the Master Deed, By-Laws or other Condominium
Documents, or to any disputes, claims or grievances arising among or between the Co-owners or
between such owners and the Association may, upon the election and written consent of the parties
to any such dispute, claim or grievance, and written notice to the Association, be submitted to
arbitration by the Arbitration Association and the parties thereto shall accept the Arbitrator's award
as final and binding. All arbitration hereunder shall proceed in accordance with Sections 50015065 of Act 236 of the Public Acts of 1961, as amended, which may be supplemented by
reasonable rules of the Arbitration Association.
3.2
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)
At the exclusive option of a Purchaser, Co-owner or person occupying a
Unit 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 $2,500.00 and arises out of or relates to a
purchase agreement, Condominium Unit or the Project.
(b)
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 $10,000.00 or less.
3.3
Preservation of Rights. Election by any Co-owner or by the Association to submit
any such dispute, claim or grievance to arbitration shall preclude such party from litigating such
dispute, claim or grievance in the courts. Provided, however, that except as otherwise set forth in
this Article, no interested party shall be precluded from petitioning the Courts to resolve any
dispute, claim or grievance in the absence of an election to arbitrate.
ARTICLE IV
INSURANCE
4.1
Extent of Coverage. The Association shall, to the extent appropriate given the
nature of the General Common Elements of the Project, carry liability and other insurance
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coverage as the Board of Directors may determine to be appropriate. Such insurance will be carried
and administered in accordance with the following provisions:
(a)
Responsibilities of Association. All such insurance will be purchased by the
Association for the benefit of the Association, and the Co-owners and their mortgagees, as
their interests may appear, and provision will be made for the issuance of certificates of
mortgagee endorsements to the mortgagees of Co-owners. Each Co-owner shall be
responsible for obtaining insurance coverage for his or her property located within the
boundaries of his or her unit (including, but not limited to the Driveway serving his or her
unit), and the Association shall have absolutely no responsibility for obtaining such
coverage, nor for such loss.
(b)
Premium Expenses. All premiums upon insurance purchased by the
Association pursuant to these Bylaws will be expenses of administration.
(c)
Proceeds of Insurance Policies. Proceeds of all insurance policies owned by
the Association will be received by the Association, held in a separate account and
distributed to the Association, and the Co-owners and their mortgagees, as their interests
may appear; provided, however, whenever repair or reconstruction of the General Common
Elements will be required as provided in Article V of these Bylaws, the proceeds of any
insurance received by the Association as a result of any loss requiring repair or
reconstruction will be applied for such repair or reconstruction and in no event will hazard
insurance proceeds be used for any purpose other than for repair, replacement or
reconstruction of the General Common Elements unless at least two-thirds (2/3) of the
Association members have given their written approval.
4.2
Authority of Association to Settle Insurance Claims. Each Co-owner, by acceptance
of a deed, land contract, or other conveyance, does thereby appoint the Association as his true and
lawful attorney-in-fact to act in connection with all matters concerning such insurance for the
Condominium Project. Without limitation on the generality of the foregoing, the Association as
said attorney will have full power and authority to purchase and maintain such insurance, to collect
and remit premiums therefor, to collect proceeds and to distribute the same to the Association, the
Co-owners and respective mortgagees, as their interests may appear (subject always to the
Condominium Documents), to execute releases of liability and to execute all documents and to do
all things on behalf of such Co-owner and the Condominium as are necessary or convenient to the
accomplishment of the foregoing.
4.3
Responsibilities of Co-owners. Each Co-owner will be responsible for obtaining
fire and extended coverage and vandalism and malicious mischief insurance with respect to his
residence and all other improvements constructed or to be constructed within the boundaries of his
Condominium Unit, together with all Limited Common Elements appurtenant to his Unit, whether
located within or outside the boundaries of his Unit, and for his personal property located therein
or elsewhere on the Condominium Project. All such insurance will be carried by each Co-owner
in an amount equal to the maximum insurable replacement value, excluding foundation and
excavation costs, and evidenced to the Association in a manner acceptable to the Association. In
the event of the failure of a Co-owner to obtain such insurance, the Association may obtain such
insurance on behalf of such Co-owner and the premiums therefor will constitute a lien against the
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Co-owner's Unit which may be collected from the Co-owner in the same manner that Association
assessments are collected in accordance with Article II. Each Coowner also will be obligated to
obtain insurance coverage for his personal liability for occurrences within the boundaries of his
Condominium Unit or within the residence located thereon and on the Limited Common Elements
appurtenant thereto (regardless of where located). The Association will under no circumstances
have any obligation to obtain any of the insurance coverage described in this Section 4.3 or any
liability to any person for failure to do so.
4.4
Waiver of Right of Subrogation. The Association and all Co-owners will use their
best efforts to cause all property and liability insurance carried by the Association or any Coowners to contain appropriate provisions whereby the insurer waives its right of subrogation as to
any claims against any Co-owner or the Association.
4.5
Directors' and Officers' Insurance. The Association may carry directors' and
officers' liability insurance covering acts of the directors and officers of the Association in such
amounts as the Board deems appropriate.
ARTICLE V
RECONSTRUCTION OR REPAIR
5.1
Repair in Accordance with Plans and Specifications. Any reconstruction or repair
will be substantially in accordance with the Master Deed and the plans and specifications for each
residence in the Project to a condition as comparable as possible to the condition existing prior to
damage unless a vote of two-thirds (2/3) of the Co-owners decides otherwise.
5.2

Co-owner Responsibility for Repair.

(a)
Definition of Co-owner Responsibility. If the damage is only to the
residence or other improvement constructed within the boundaries of a Unit, or to a Limited
Common Element appurtenant thereto which is the responsibility of a Co-owner to
maintain and repair, it will be the responsibility of the Co-owner to repair such damage. In
all other cases, the responsibility for reconstruction and repair will be that of the
Association.
(b)
Damage to Interior of Residence. Each Co-owner will be responsible for the
reconstruction, repair and maintenance of the interior of the residence constructed within
the boundaries of his Unit.
5.3
Association Responsibility for Repair. Except as otherwise provided in Section 5.2
above and in the Master Deed, the Association will be responsible for the reconstruction, repair
and maintenance of the General Common Elements.
5.4
Timely Reconstruction and Repair. If damage to Common Elements or the
residence or other improvements constructed within the boundaries of a Unit adversely affects the
appearance of the Project, the Association or Co-owner responsible for the reconstruction, repair
and maintenance thereof will proceed with replacement of the damaged property without delay.
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5.5
Eminent Domain. Section 133 of the Act and the following provisions will control
upon any taking by eminent domain.
5.6
Notification of FHLMC. In the event any mortgage in the Condominium is held by
the Federal Home Loan Mortgage Corporation ("FHLMC") then, upon request therefor by
FHLMC, the Association will give it written notice at such address as it may, from time to time,
direct of any loss to or taking of the Common Elements of the Condominium if the loss or taking
exceeds Ten Thousand Dollars ($10,000) in amount or damage to a Condominium Unit covered
by a mortgage purchased in whole or in part by FHLMC exceeds One Thousand Dollars ($1,000).
5.7
Priority of Mortgagee Interests. Nothing contained in the Condominium
Documents will be construed to give a Condominium Unit Owner, or any other party, priority over
any rights of first mortgagees of Condominium Units pursuant to their mortgages in the case of a
distribution to Condominium Unit Owners of insurance proceeds or condemnation awards for
losses to or a taking of Condominium Units and/or Common Elements.
ARTICLE VI
RESTRICTIONS
By accepting a Deed or other instrument conveying any interest in any portion of Elinor
Lane, each Unit Co-owner acknowledges that, as the Developer of Elinor Lane, and as an owner
of portions of Elinor Lane, the Developer has a substantial interest in ensuring that the
improvements within Elinor Lane Site Condominium enhance the Developer's reputation as a
community developer and do not impair Developer's ability to market, sell or lease its property.
Therefore, each Unit Co-owner agrees that no activity within the scope of this Article VI shall be
commenced upon such Co-owner's Unit unless and until the Developer during the development
period and thereafter the Association has given its prior written approval for such activity, which
approval may be granted or withheld in the Developer's sole discretion, in accordance with the
provisions of Section 6.2.5 below.
All of the Units in Elinor Lane will be held, used and enjoyed subject to the following
limitations and restrictions:
6.1

Use Restrictions.

6.1.1 Ordinance Compliance. The use of any Unit and any structure constructed
on any Unit must satisfy the requirements of the zoning ordinance of the City of East Grand
Rapids, Kent County, Michigan. To the extent that the restrictions contained herein are
more restrictive than the East Grand Rapids City Zoning Ordinance, the restrictions
contained herein shall apply unless unlawful.
6.1.2

Residential Use. The Units are for single-family residential purposes only.

6.1.3 Home Occupations. Although all Units are to be used only for single-family
residential purposes, nonetheless home occupations will be considered part of a singlefamily residential use if, and only if, the home occupation is conducted entirely within the
residence and participated in solely by members of the immediate family residing in the
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residence, is clearly incidental and secondary to the use of the residence for dwelling
purposes and does not change the character thereof. Persons working remotely from a Unit
shall not be deemed to be engaging in a home occupation.
6.1.4 Signs. Signs or any advertising shall not be displayed on any Unit, except
that one "For Sale" sign referring only to the Unit on which displayed and not exceeding
six (6) square feet in size may be displayed without approval.
6.1.5 Solar Panels and Satellite Dishes. Solar panels, antennas and satellite dish
installations and location must be approved in writing by the Developer prior to
construction during the Development Period and thereafter by the Association.
6.1.6 Outbuildings/Accessory Buildings and Structures. No improvement or
structure may be placed, erected or maintained on any Unit, except in accordance with
plans approved in accordance with Section 6.2.5. Exterior surfaces of accessory buildings
shall be of the same or complimentary architectural style and color combination used for
the residence on the Unit.
6.1.7 Animals. Animals, livestock, or poultry of any kind shall not be kept or
maintained on any Unit, except household dogs, cats, caged pet birds, and fish, which may
be kept thereon in reasonable numbers as pets. No animal may be kept or bred for any
commercial purpose. Outside the site condominium Unit, animals must be attended at all
times by a responsible person. Animal owners must collect and dispose of pet feces. Any
damage to a general or limited common element by an animal will be the responsibility of
the animal owner to repair. The Association reserves the right to repair such damages and
assess the Co-owner for all costs involved. Animals shall be kept under care and restraint
by the Co-owner. Issues of noise, odor, unsanitary conditions, or obnoxious behavior may
result in the expulsion of the animal from the Project. No savage or dangerous animals are
allowed. The Association has the exclusive and absolute authority as it relates to animals
on the Property.
6.1.8 Recreational and Commercial Vehicles. House trailers, commercial
vehicles, trailers, boats, camping vehicles, motorcycles, all-terrain vehicles, snowmobiles,
or vehicles other than automobiles or vehicles used primarily for general personal
transportation use may not be parked or stored upon any Unit or adjoining areas, without
the prior written approval of the Developer during the Development Period and thereafter
by the Association, unless parked in a garage or unless present for temporary loading or
unloading purposes. Inoperable vehicles of any type may not be brought or stored upon
any Unit, either temporarily or permanently, unless within a garage. Commercial vehicles
and trucks will not be parked in or about any Unit (unless fully inside a garage) except
while making deliveries or pickups in the normal course of business. Any truck over 1-ton
and any vehicle with a company name will be considered a commercial vehicle.
6.1.9 Nuisances/Maintenance. No owner of any Unit will do or permit to be done
any act or condition upon his Unit which may be or is or may become a nuisance. No Unit
will be used in whole or in part for the storage of rubbish of any character whatsoever, nor
for the storage of any property or thing that will cause the Unit to appear in an unclean or
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untidy condition; nor will any substance, thing, or material be kept upon any Unit that will
emit foul or obnoxious odors, or that will cause any noise that will or might disturb the
peace, quiet, comfort, or serenity of the occupants of surrounding Units. No underbrush or
other unsightly growths will be permitted to grow or remain upon any part of a Unit except
to the extent it is natural undergrowth in a wooded area that the Co-owner does not disturb
in the construction of the Co-owner's residence and no refuse pile or unsightly objects will
be allowed to be placed or suffered to remain anywhere on a Unit. In the event that any
Co-owner of any Unit will fail or refuse to keep a Unit free from underbrush, or refuse
piles or other unsightly growths or objects, then the Developer or the Association may enter
upon the Unit and remove the same and such entry will not be a trespass; the Co-owner of
the Unit will reimburse the Developer or the Association all costs of such removal. Further,
each Co-owner shall mow and maintain the land area located between the boundary of his
or her unit and the paved portion of the public road, unless the Association elects to assume
responsibility for maintaining such areas.
6.1.10 Garbage and Refuse Disposal. All trash, garbage and other waste is to be
kept only in sanitary containers. All trash, garbage and other waste must be removed from
the Unit at least once each week. The Association reserves the right to select and contract
with a single garbage removal company for garbage and refuse disposal for all Units in
the Project, and in such event, each Co-owner shall pay the common garbage removal
company directly for such waste removal service.
6.1.11 Mineral Extraction. No Unit owner shall construct or place a derrick or other
structure designed for use in boring for oil or natural gas upon any Unit, nor will any oil,
natural gas, petroleum, asphaltum, or hydrocarbon products or minerals of any kind be
produced or extracted from or through the surface of any Unit. Rock, gravel, and/or clay
will not be excavated or removed from any Unit for commercial purposes. This Section
6.1.12 shall not apply to the Developer during the Development Period.
6.1.12 Walls, Fences and Hedges. Cyclone, wire and chain link fences are
prohibited. If a wall, fence, hedge or screen is proposed, appropriate plans, including plans
for landscaping that will give the fence a more aesthetic appearance, must be submitted to
the Developer during the Development Period, and thereafter the Association. Approved
fences shall be decorative in nature, and approved fencing materials include wood, iron,
masonry and vinyl.
6.1.13 Outdoor Lighting. All exterior lights shall be downward shinning and
shaded. Mercury vapor lights are prohibited. All lights shall be installed in such a fashion
to avoid glare or illumination of any adjourning Unit(s).
6.1.14 Fuel Storage Tanks. No oil or fuel storage tanks may be installed on any
Unit. This does not prohibit either a propane tank (twenty (20) pounds or less) for a grill
or a small (under five (5) gallon) gas can for lawn equipment, etc.
6.1.15 Tree Removal. The Developer desires to regulate and control the removal
of trees from the Project. Except for the construction of a residence, driveway or reasonable
lawn area, no tree four inches or more in diameter at chest height shall be removed from a
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Unit unless otherwise approved by the Developer during the Development Period and
thereafter the Association. Removal of dead, diseased, unsafe or fallen trees is permissible,
after the approval for same is obtained from the Developer or the Association.
6.1.16 Granting of Right-of-Way Easement. No Unit Co-owner shall grant any
right-ofway or easement across his or her Unit to any person(s) or entities without prior
written approval of the Developer during the development period and thereafter the
Association.
6.1.17 Soil Removal. All soil removed from any Unit shall remain the property of
the Developer. When said soil is removed, it shall be placed by the Unit Co-owner, at the
Unit Coowner's expense, in such place or places that the Developer shall designate. If the
Developer does not wish to retain such soil, then the Unit Co-owner must bear the costs of
removal.
6.1.18 Pools and Tennis Courts. No above-ground swimming pool will be
permitted in the Project. In-ground swimming pools and tennis courts are permissible with
prior written consent of the Developer during the development period and thereafter the
Association. Hot tubs will be permitted with prior written consent of the Developer during
the development period and thereafter the Association
6.1.19 Playground Equipment. All playground equipment such as swing sets and
the like shall be constructed of wood and shall be kept in a location on the Unit approved
by the Developer during the development period and thereafter the Association. It shall not
be less than twenty (20) feet from a Units exterior boundary.
6.1.20 Care and Appearance of Units. The yard and exterior surfaces of all
improvements on all Units shall be maintained by the Unit Co-owner in a neat and
attractive manner and in good condition and repair.
6.2

Building Restrictions.

6.2.1 Minimum Square Footage. The following minimum square footage
requirements exist for residences constructed on Units within the Project: No one story
residence will be constructed with a minimum floor area of less than 1,800 square feet,
exclusive of decks, porches, patios, and garages. No story and one-half or two-story
residence will be constructed with a minimum floor area of less than 2,100 square feet,
exclusive of decks, porches, patios, and garages.
6.2.2 Garages/Accessory Buildings. Each dwelling shall have either an attached
garage containing at least two stalls located side by side, or alternatively, a detached garage
containing at least two stalls located side by side. Accessory buildings, such as storage
sheds, shall only be constructed in a location approved by the Developer during the
Development Period and thereafter the Association.
6.2.3 Driveway. The driveway approach leading from the hard-surface street to
the residence must be made of asphalt, concrete or brick.
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6.2.4 Landscaping. Within six (6) months after the completion of construction of
the residence on the Unit, to the extent it does not have natural cover within woods, the
lawn area of the Unit will be graded by the Co-owner, and will be either covered with four
inches or more of fertile topsoil and supplied with sufficient perennial grass seed to seed
the same or an alternate landscaping plan as approved by the Developer during the
Development Period and thereafter the Association. All landscaping shall be subject to the
review and approval of landscaping plans in accordance with Section 6.2.5. No substantial
changes in the elevations of the land may be made without the prior written consent of the
Developer during the Development Period and thereafter the Association.
6.2.5 Architectural Review/Approval of Plans. The Developer during the
Development Period and thereafter the Association shall have the right to control the
buildings, structures, landscaping and other improvements placed on each Unit, as well as
to make such exceptions to these bylaws as the Developer during the Development Period
and thereafter the Association will deem necessary and proper. No building or other
improvement or landscaping will be placed upon a Unit unless and until the plans and
specifications therefore showing the nature, kind, shape, height, color, materials and
location of the improvements and the plan including elevations have the prior written
approval of the Developer during the Development Period and thereafter the Association
and no changes or deviations in or from such plans and specifications as approved will be
made without the prior written consent of the Developer during the Development Period
and thereafter the Association. Two sets of complete plans and specifications must be
submitted; one will be retained by the Developer during the Development Period and
thereafter the Association and one will be returned to the applicant marked as approved or
denied.
The architecture of the dwelling and landscaping located on any Unit should be
compatible with the design standards established by the Developer and also should be
compatible and harmonious to the external design and general quality of other dwellings
constructed and to be constructed within Elinor Lane.
The Developer encourages Co-owners to construct residences having exterior
finishes consisting of brick, stucco, cedar wood and/or stone, together with upgraded
architectural grade dimensional roof shingles. However, vinyl siding is a permissible
exterior finish. All residences shall be built on site upon a full basement and/or foundation.
No mobile or modular homes are permitted. All buildings, alterations and improvements
shall be of first class and harmonious construction and design.
The Developer or the Association will not be responsible for any defects in such
plans or specifications or in any building or structure erected according to such plans and
specifications. Developer may construct any improvements upon the Condominium
Property that it may, in its sole discretion, elect to make without the necessity of prior
consent from the Association or any other person or entity, subject only to the express
limitations contained in the Condominium Documents.
6.2.6 Approved Contractor and Construction Process. All construction of all
buildings and structures will be done only by Valentino Designs LLC, unless another
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residential home builder licensed by the State of Michigan is approved in writing by the
Developer during the Development Period and thereafter the Association and shall be done
in accordance with plans approved pursuant to Section 6.2.5. It is anticipated that Valentino
Designs LLC will be the exclusive builder of improvements to the sites. All construction
on such Unit must be completed within twelve (12) months from the start thereof, provided
that the Developer during the Development Period and thereafter the Association may
extend such time when conditions warrant an extension. Construction of all other
improvements will be done by contractors approved in writing by the Developer during the
Development Period and thereafter the Association. Soil erosion protection and
stabilization techniques and procedures shall be provided continuously during all
construction, in accordance with City of East Grand Rapids standards so as to prevent any
adverse effects resulting or arising from erosion of soil (except adverse effects that are only
minimal or inconsequential). The providing of sufficient measures for such purposes, and
specific requirements relating thereto, may be included as conditions in any building
permits issued for any construction within the Project. Prior to the issuance of a building
permit for a dwelling upon any of the Units within the Project, a site grading plan shall be
prepared and submitted along with plans and measures for control of soil erosion during
construction and shall be reviewed and approved by the Developer during the Development
Period and thereafter the Association. The site grading plan shall accurately show the
drainage and flow of storm water on each Unit in sufficient detail for appropriate evaluation
by the Developer during the Development Period and thereafter the Association. All Units
shall be developed only in accordance with the site grading plan as approved by the
Developer during the Development Period and thereafter the Association. A request for
modification of a grading plan for a Unit may be made with an application for building
permit and shall be subject to review and approval by the Developer during the
Development Period and thereafter the Association.
6.2.7 Damage to Road, Storm Sewer or Utilities. Any damage to the road, storm
water management system or utilities or any part of the Condominium Property by the Coowner or the Co-owner's contractor or subcontractors in the course of the construction or
alteration of any improvements or landscaping for a Unit shall be repaired, replaced or
restored by such Co-owner at Co-owner's sole cost in a manner approved in writing by the
Developer during the Development Period and thereafter by the Association.
6.2.8 Public Sanitary Sewer System. Each Unit in the Project shall be served by
a public Sanitary Sewer System. Each Unit Co-owner shall be responsible for all
connection fees and expenses associated with hooking his or her Unit up to the public
sanitary sewer system. No septic field shall be constructed on a Unit.
6.2.9 Public Water Systems. Each Unit in the Project shall be served by a public
water utility. Each Unit Co-owner shall be responsible for all connection fees and expenses
associated with hooking his or her Unit up to the public water system. No well shall be
constructed on a Unit.
6.2.10 Irrigation - Adjoining Street. Irrigation for the landscaping improvements
adjacent to Elinor lane, if any, may, at the discretion of the Developer and/or the
Association at the expense of the Association, be connected to the underground irrigation
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system of a Unit located near to the landscaped area. It will be the responsibility of the
adjoining Unit owner to irrigate the landscaping which is connected to the Unit owner's
underground irrigation system, which must be done on a regular basis to provide for green
grass and healthy plant/tree growth. The Unit owner will need to water the vegetation
during the months of May through September and will be responsible to have the irrigation
system properly drained when the weather requires it. The Association will be responsible
for the construction, repair and maintenance of the irrigation lines and sprinkler heads
located in the landscaped area only if the Association has assumed such role. The
Association is also responsible to the adjoining Unit owner for the repair of any damage to
such Unit owner's yard area due to the repair and maintenance of the irrigation system
under the street and will pay the Unit owner Fifty Dollar and No/10 ($50.00) at the end of
each year to cover the cost of the water and draining of the irrigation lines for the
landscaped area. This payment will be reviewed annually to insure that a fair and equitable
payment is made to cover the cost to the Unit owner and may be adjusted up or down.
6.3

Leasing and Rental.

(a)
Right to Lease. A Co-owner may lease his Unit for the same purposes set
forth in Section 6.1; provided that written disclosure of such lease transaction is submitted
to the Association in the manner specified in subsection (b) below. With the exception of
a lender in possession of a Unit following default of a first mortgage, foreclosure or deed
or other arrangement in lieu of foreclosure, no Co-owner will lease less than an entire Unit
in the Condominium and no tenant will be permitted to occupy except under a lease the
initial term of which is at least twelve (12) months unless specifically approved in writing
by the Association. No short-term lease shall be permitted that would be unlawful under
the City of East Grand Rapids ordinances at the time it is entered into, with or without
Association permission. The terms of all leases, occupancy agreements and occupancy
arrangements will incorporate, or be deemed to incorporate, all of the provisions of the
Condominium Documents. After the transitional control date, the Association may amend
the Condominium Documents as to the rental of units or terms of occupancy as provided
in section 90(4) of the Act. The amendment shall not affect the rights of any lessors or
lessees under a written lease otherwise in compliance with this section and executed before
the effective date of the amendment, or units as long as they are owned or leased by the
Developer.
(b)
Leasing Procedures. The leasing of Units in the Project will conform to the
following provisions:
(1)
A Co-owner desiring to rent or lease a Unit, will disclose that fact
in writing to the Association at least ten (10) days before presenting a lease form to
a potential lessees or occupants and, at the same time, will supply the Association
with a copy of the exact lease form for its review for its compliance with the
Condominium Documents. The Co-owner or Developer shall also provide the
Association with a copy of the executed lease. If no lease is to be used, then the coowner or Developer shall supply the Association with the names and addresses of
the lessees or occupants, along with the rental amount and due dates of any rental
of compensation payable to a Co-owner or Developer, the due dates of such
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compensation and the term of the proposed arrangement.
(2)
Tenants or non Co-owner occupants will comply with all of the
conditions of the Condominium Documents of the Condominium Project and all
leases and rental agreements will so state.
(3)
If the Association determines that the tenant or non-Co-owner
occupant has failed to comply with the conditions of the Condominium Documents,
the Association may take the following action:
i.
The Association will notify the Co-owner by certified mail
advising of the alleged violation by the tenant.
ii.
The Co-owner will have fifteen (15) days after receipt of
such notice to investigate and correct the alleged breach by the tenant or
advise the Association that a violation has not occurred.
iii.
If after fifteen (15) days the Association believes that the
alleged breach is not cured or may be repeated, it may institute on its behalf
or derivatively by the Co-owners on behalf of the Association, if it is under
the control of the Developer, an action for eviction against the tenant or non
Co owner occupant and simultaneously for money damages in the same
action against the Co-owner and tenant or non Co-owner occupant for
breach of the conditions of the Condominium Documents. The relief
provided for in this subsection may be by summary proceedings. The
Association may hold both the tenant and the Co-owner liable for any
damages to the Common Elements caused by the Co-owner or tenant in
connection with the Unit or Condominium Project.
(4)
When a Co-owner is in arrears to the Association for assessments,
the Association may give written notice of the arrearage to a tenant occupying a
Co-owner's Unit under a lease or rental agreement and the tenant, after receiving
the notice, will deduct from rental payments due the Co-owner the arrearage and
future assessments as they fall due and pay them to the Association. The deductions
will not constitute a breach of the rental agreement or lease by the tenant. If the
tenant, after being notified, fails or refuses to remit rent otherwise due the
Association, then the Association may do the following: (a) Issue a statutory notice
to quit for non-payment of rent to the tenant and shall have the right to enforce that
notice by summary proceeding, (b) Initiate proceedings pursuant to subsection (3)
above.
(5)
A fee of One Hundred and Fifty Dollars and No/100 ($150.00) or
actual costs incurred, whichever is greater, plus reasonable attorney fees, shall be
paid to the Association by the Unit Co-Owner when requesting a lease be approved.
Such amount is due whether or not the lease is approved.
6.4
Changes in Common Elements. Except as provided in Section 6.2.5 above with
respect to the Developer, no Co-owner will make changes in any of the Common Elements,
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Limited or General, without the express written approval of the Association.
6.5
Rules and Regulations. It is intended that the Board of Directors of the Association
may make rules and regulations from time to time in connection with use, operation and
management of the Condominium. Reasonable regulations consistent with the Act, the Master
Deed and these Bylaws concerning the use of the Units and the Common Elements may be made
and amended from time to time by any Board of Directors of the Association. Copies of all such
rules, regulations and amendments thereto will be furnished to all Co-owners.
6.6

Reserved Rights of Developer.

(a)
Developer's Rights in Furtherance of Development of Sales. None of the
restrictions contained in this Article VI will apply to the commercial activities or signs or
billboards, if any, of the Developer during the Development Period or of the Association
in furtherance of its powers and purposes set forth herein and in its Articles of
Incorporation, as the same may be amended from time to time.
(b)
Enforcement of Bylaws. The Condominium Project will at all times be
maintained in a manner consistent with the highest standards of a private residential
community for the benefit of the Co-owners and all persons interested in the
Condominium. If at any time the Association fails or refuses to carry out its obligations in
a manner consistent with the maintenance of such high standards, then Developer, or any
entity to which Developer may assign this right, at its option, may elect to carry out such
obligations and to charge the cost thereof to the Association as an expense of
administration. The Developer will have the right to enforce these Bylaws throughout the
Development Period notwithstanding that it may no longer own a Unit in the
Condominium, which right of enforcement may include (without limitation) an action to
restrain the Association or any Co-owner from any activity prohibited by these Bylaws.
ARTICLE VII
MORTGAGES
7.1
Notice to Association. Any Co-owner who mortgages his Unit will notify the
Association of the name and address of the mortgagee, and the Association will maintain such
information in a book entitled "Mortgages of Units". The Association may, at the written request
of a mortgagee of any such Unit, report any unpaid assessments due from the Co-owner of such
Unit. The Association may give to the holder of any mortgage covering any Unit in the project
written notification of any default in the performance of the obligations of the Co-owner of such
Unit.
7.2
Insurance. The Association will notify each mortgagee appearing in said book of
the name of each company insuring the Condominium against fire, perils covered by extended
coverage, and vandalism and malicious mischief and the amounts of such coverage.
7.3
Notification of Meetings. Upon request submitted to the Association, any
institutional holder of a first mortgage lien on any Unit in the Condominium will be entitled to
receive written notification of every meeting of the members of the Association and to designate
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a representative to attend such meeting.
ARTICLE VIII
VOTING
8.1
Vote. Except as limited in these Bylaws, each Co-owner will be entitled to one vote
for each Condominium Unit owned.
8.2
Eligibility to Vote. No Co-owner, other than the Developer, will be entitled to vote
at any meeting of the Association until he has presented evidence of ownership of a Unit in the
Condominium Project to the Association. Except as provided in Sections 8.5 and 9.9 of these
Bylaws, no Co-owner, other than the Developer, will be entitled to vote prior to the date of the
First Annual Meeting held in accordance with Section 9.2. 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 8.3 or by a proxy given by such individual representative. The Developer will be the only
person entitled to vote at a meeting of the Association until the First Annual Meeting and will be
entitled to vote during such period notwithstanding the fact that the Developer may own no Units
at some time or from time-to-time during such period. At and after the First Annual Meeting the
Developer will be entitled to one (1) vote for each Unit which the Developer owns.
8.3
Designation of Voting Representative. Each Co-owner must file a written notice
with the Association designating one individual representative who will vote at meetings of the
Association and receive all notices and other communications from the Association on behalf of
such Co-owner. Such notice will state the name and address of the individual representative
designated, the number or numbers of the Condominium Unit or Units owned by the Co-owner,
and the name and address of each person, firm, corporation, partnership, association, trust or other
entity who is the Co-owner. Such notice will be signed and dated by the Co-owner. The individual
representative designated may be changed by the Coowner at any time by filing a new notice in
the manner herein provided.
8.4
Quorum. The presence in person or by proxy of fifty-one percent (51%) of the Coowners qualified to vote will constitute a quorum for holding a meeting of the members of the
Association, except for voting on questions specifically required by the Condominium Documents
to require a greater percentage, in which case the quorum shall be persons holding not less than
the required percentage of vote. 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, electronically, or
by proxy will be counted in determining the presence of a quorum with respect to the question
upon which the vote is cast.
8.5
Voting. Votes may be cast only in person, by electronic means which permit two
way communication, or by a writing duly signed by the designated voting representative not
present at a given meeting in person or by proxy. Proxies and any written votes must be filed with
the Secretary of the Association at or before the appointed time of each meeting of the members
of the Association. Cumulative voting will not be Permitted.
8.6
Majority. A majority, except where otherwise provided herein, will consist of more
than fifty-one percent (51%) of those qualified to vote and present in person or by proxy (or written
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vote, if applicable) at a given meeting of the members of the Association. Whenever provided
specifically herein, a majority may be required to exceed the simple majority hereinabove set forth
of designated voting representatives present in person or by proxy, or by written vote, if applicable,
at a given meeting of the members of the Association. If a vote is even, given that there are eight
(8) units and if all sold, may be broken by the President of the Association Board who shall have
the right to break such tie.
ARTICLE IX
MEETINGS
9.l
Place of Meeting. Meetings of the Association will be held at the 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.
9.2
First Annual Meeting. The First Annual Meeting may be convened within one
hundred twenty (120) days after twenty-five percent (25%) of the Units are sold and the purchasers
thereof qualified as members of the Association. In no event, however, will such meeting be called
later than fifty-four (54) months after the first conveyance of legal or equitable title to a nondeveloper Co-owner of a Unit in the project. The Developer may call meetings of members for
information or other appropriate purposes prior to the First Annual Meeting and no such meeting
will be construed as the First Annual Meeting. The date, time and place of such meeting will be
set by the Board of Directors, and at least ten (10) days, written notice thereof will be given to
each Co-owner.
9.3
Annual Meetings. Annual meetings of the Association will be held at such time and
place as will be determined by the Board of Directors. At such meetings there will be elected by
ballot of the Co-owners a Board of Directors in accordance with the requirements of Article XI of
these Bylaws. The Co-owners may also transact at annual meetings such other business of the
Association as may properly come before them.
9.4
Special Meetings. It will be the duty of the President to call a special meeting of
the Co-owners as directed by resolution of the Board of Directors or upon a petition signed by
two-thirds (2/3) of the Co-owners presented to the Secretary of the Association. Notice of any
special meeting will state the time and place of such meeting and the purposes thereof. No business
will be transacted at a special meeting except as stated in the notice.
9.5
Notice of Meetings. It will be the duty of the Secretary (or other Association officer
in the Secretary's absence) to serve a notice of each annual or special meeting, stating the purpose
thereof as well as of the time and place where it is to be held, upon each Co-owner of record, at
least ten (10) days but not more than thirty (30) days prior to such meeting. The mailing, postage
prepaid, of a notice to the representative of each Co-owner at the address shown in the notice
required to be filed with the Association by Section 8.3 of these Bylaws will be deemed notice
served. Any member may, by written waiver of notice signed by each member, waive such notice,
and such waiver, when filed in the records of the Association, will be deemed due notice.
9.6
Adjournment. If any meeting of Co-owners cannot be held because a quorum is not
in attendance, the Co-owners who are present may adjourn the meeting to a time not less than
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forty-eight hours from the time the original meeting was called.
9.7
Order of Business. The order of business at all meetings of the members will be as
follows: (a) roll call to determine the voting power represented at the meeting in person,
electronically or by proxy; (b) proof of notice of meeting or waiver of notice; (c) reading of minutes
of preceding meeting; (d) reports of officers; (e) reports of Developer during the Development
Period and thereafter the Associations; (f) election of Directors (at annual meeting or special
meetings held for such purpose); (g) unfinished business; and (h) new business. Meeting of
members will be chaired by the most senior officer of the Association present at such meeting. For
purposes of this Section, the order of seniority of officers will be President, Vice President,
Secretary and Treasurer.
9.8
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 will be solicited in the same manner as provided in Section
9.5 for the giving of notice of meetings of members. Such solicitations will 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 will afford an opportunity to specify a choice between approval and
disapproval of each matter and will provide that, where the member specifies a choice, the vote
will be cast in accordance therewith. Approval by written ballot will 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.
9.9
Consent of Absentees. The transactions at any meeting of members, either annual
or special, however called and noticed, will be as valid as though made at a meeting duly held after
regular call and notice, if a quorum be present either in person, electronically 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 or notice, or a consent to the holding of such meeting, or an approval of the minutes
thereof. All such waivers, consents or approvals will be filed with the corporate records or made a
part of the minutes of the meeting.
9.10 Minutes, Presumption of Notice. Minutes or a similar record of the proceedings of
meetings of members, when signed by the President or Secretary, will 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 will be prima facie evidence that such notice was given.
ARTICLE X
ADVISORY COMMITTEE
Within one (1) year after conveyance of legal or equitable title to the first Unit in the
Condominium to a purchaser or within one hundred twenty (120) days after conveyance to
purchasers of one-third (1/3) of the total number of Units which may be created, whichever first
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occurs, the Developer will cause to be established an Advisory Committee consisting of at least
three (3) non-developer Co-owners. The Committee will be established and perpetuated in any
manner the Developer deems advisable, except that if more than fifty percent (50%) of the nondeveloper Co-owners petition the Board of Directors for an election to select the Advisory
Committee, then an election for such purpose will be held. The purpose of the Advisory Committee
will be to facilitate communications between the temporary Board of Directors and the nondeveloper Co-owners and to aid the transition of control of the Association from the Developer to
purchaser Co-owners. The Advisory Committee will cease to exist automatically when the nondeveloper Co-owners have the voting strength to elect a majority of the Board of Directors of the
Association. The Developer may remove and replace at its discretion at any time any member of
the Advisory Committee who has not been elected thereto by the Co-owners.
ARTICLE XI
BOARD OF DIRECTORS
11.1 Number and Qualification of Directors. The Board of Directors will be comprised
of not less than three (3) and not more than eight (8) members all of whom must be members of
the Association or officers, partners, trustees, employees or agents of members of the Association.
Directors will serve without compensation.
11.2

Election of Directors.

(a)
First Board of Directors. The first Board of Directors or its successors as
selected by the Developer will manage the affairs of the Association until the appointment
of the first non-developer Co-owners to the Board. Elections for non-developer Co-owner
Directors will be held as provided in subsection (b) below.
(b)
Appointment of Non-developer Co-owners to Board Prior to First Annual
Meeting. Not later than one hundred twenty (120) days after conveyance of legal or
equitable title to nondeveloper Co-owners of twenty-five percent (25%) of the Units that
may be created, at least one (1) director, and not less than 25% of the board of directors of
the Association shall be elected by nondeveloper Co-owners. When the required
percentage level of conveyance has been reached, the Developer will notify the nondeveloper Co-owners and request that they hold a meeting and elect the required Director.
Upon certification to the Developer by the Co-owners of the Director so elected, the
Developer will then immediately appoint such Director to the Board to serve until the First
Annual Meeting unless he is removed pursuant to Section 11.5 or he resigns or becomes
incapacitated.
i.
Not later than one hundred twenty (120) days after conveyance of
legal or equitable title to non-developer Co-owners of 50% of the units that may be
created, not less than 33-1/3% of the board of directors shall be elected by nondeveloper Co-owners. Not later than one hundred twenty (120) days after
conveyance of legal or equitable title to nondeveloper Co-owners of 75% of the
Units that may be created, and before conveyance of ninety percent (90%) of such
Units, the non-developer Co-owners will elect all Directors on the Board, except
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that the Developer will have the right to designate at least one (1) Director as long
as the Developer owns and offers for sale at least ten percent (10%) of all Units in
the Project or as long as ten percent (10%) of the Units remain that may be created.
Whenever the seventy-five percent (75%) conveyance level is achieved, a meeting
of Co-owners will be promptly convened to effectuate this provision, even if the
First Meeting has already occurred.
ii.
Regardless of the percentage of Units which have been conveyed,
upon the expiration of fifty-four (54) months after the first conveyance of legal or
equitable title to a non-developer Co-owner of a Unit in the Project, the nondeveloper Co-owners have: the right to elect a number of members of the Board of
Directors equal to the percentage of Units they own, and the Developer has the right
to elect a number of members of the Board of Directors equal to the percentage of
Units which are owned by the Developer and for which all assessments are payable
by the Developer. This election may increase, but will not reduce, the minimum
election and designation rights otherwise established in subsection (i). Application
of this subsection does not require a change in the size of the Board of Directors.
iii.
If the calculation of the percentage of members of the Board of
Directors that the non-developer Co-owners have the right to elect under subsection
(ii), or if the product of the number of members of the Board of Directors multiplied
by the percentage of Units held by the non-developer Co-owners under subsection
(b) results in a right of non-developer Co-owners to elect a fractional number of
members of the Board of Directors, then a fractional election right of half (0.5) or
greater will be rounded up to the nearest whole number, which number will be the
number of members of the Board of Directors that the non-developer Co-owners
have the right to elect. After application of this formula the Developer will have the
right to elect the remaining members of the Board of Directors. Application of this
subsection will not eliminate the right of the Developer to designate one (1) member
as provided in subsection (i).
iv.
is elected.

Each Director shall serve for one (1) year or until his/her successor

v.
Once the Co-owners have acquired the right hereunder to elect a
majority of the Board of Directors, annual meetings of Co-owners to elect Directors
and conduct other business will be held in accordance with the provisions of Section
9.3 hereof.
vi.
For purposes of calculating the timing of events described in this
section, conveyance by Developer to a residential builder, even though not an
affiliate of Developer, is not considered a sale to a non-developer co-owner until
such time as the residential builder conveys that unit with a completed residence on
it or until it contains a completed residence which is occupied.
11.3 Power and Duties. The Board of Directors will have the powers and duties
necessary for the administration of the affairs of the Association, may do all acts and things as are
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not prohibited by the Condominium Documents or required thereby to be exercised and done by
Co-owners, shall have all powers described in the Articles of Incorporation, shall have the power
to enforce the provisions of the Condominium Documents, and shall have the power to do anything
required of or permitted to it, as administrator of this Condominium project by the Condominium
Master Deed or Condominium Bylaws or by Act No. 59 of Public Acts of 1978, as amended.
11.4 Vacancies. Vacancies in the Board of Directors which occur after the Transitional
Control Date caused by any reason other than the removal of a Director by a vote of the members
of the Association will be filled by vote of the majority of the remaining Directors, even though
they may constitute less than a quorum, except that the Developer will be solely entitled to fill the
vacancy of any Director whom it is permitted in the first instance to designate. Each person so
elected will be a Director until a successor is elected at the next annual meeting of the Association.
Vacancies among nondeveloper Co-owner elected Directors which occur prior to the Transitional
Control Date may be filled only through election by non-developer Co-owners and will be filled
in the manner specified in Section 2(b) of this Article.
11.5 Removal. At any regular or special meetings of the Association duly called with
due notice of the removal action proposed to be taken, any one or more of the Directors may be
removed with or without cause by the affirmative vote of more than fifty-one percent (51%) of all
of the Co-owners and a successor may then and there be elected to fill any vacancy thus created.
The quorum requirement for the purpose of filling such vacancy will be the normal fifty-one
percent (51%). Any Director whose removal has been proposed by the Co-owners will be given
an opportunity to be heard at the meeting. The Developer may remove and replace any or all of
the Directors selected by it at any time or from time to time in its sole discretion. Likewise, any
Director selected by the non-developer Co-owners to serve before the First Annual Meeting may
be removed before the First Annual Meeting in the same manner set forth in this paragraph for
removal of Directors generally.
11.6 First Meeting. The first meeting of a newly elected Board of Directors will be held
within ten (10) days of election at such place as will be fixed by the Directors at the meeting at
which such Directors were elected, and no notice will be necessary to the newly elected Directors
in order legally to constitute such meeting, providing a majority of the whole Board will be present.
Directors may attend in person or electronically by prior arrangement.
11.7 Regular Meetings. Regular meetings of the Board of Directors may be held at such
times and places as will be determined from time to time by a majority of the Directors, but at least
two such meetings will be held during each fiscal year. Notice of regular meetings of the Board of
Directors will be given to each Director, personally, by mail, telephone or telegraph at least ten
(10) days prior to the date named for such meeting. Directors may attend in person or electronically
by prior arrangement.
11.8 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, by mail, telephone,
electronically, or telegraph, which notice will state the time, place and purpose of the meeting.
Special meetings of the Board of Directors will be called by the President or Secretary in like
manner and on like notice on the written request of two Directors.
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11.9 Waiver of Notice. Before or at any meeting of the Board of Directors, any Director
may, in writing, waive notice of such meeting and such waiver will be deemed equivalent to the
giving of such notice. Attendance by a Director at any meeting of the Board will be deemed a
waiver of notice by him of the time and place thereof. If all the Directors are present at any meeting
of the Board, no notice will be required and any business may be transacted at such meeting.
11.10 Adjournment. At all meetings of the Board of Directors, a majority of the Directors
will 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 will be the acts of the Board of Directors. If, at
any meeting of the Board of Directors, less than a quorum is present, the majority of those present
may adjourn the meeting to a subsequent time upon twenty-four (24) hours, prior written notice
delivered to all Directors not present. 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 will constitute the presence of such Director for purposes of determining a quorum.
11.11 First Board of Directors. The actions of the first Board of Directors of the
Association or any successors thereto selected or elected before the Transitional Control Date will
be binding upon the Association so long as such actions are within the scope of the powers and
duties which may be exercised generally by the Board of Directors as provided in the
Condominium Documents.
11.12 Fidelity Bonds. The Board of Directors may require that all officers and employees
of the Association handling or responsible for Association funds will furnish adequate fidelity
bonds. The premiums on such bonds will be expenses of administration.
ARTICLE XII
OFFICERS
12.1 Officers. The principal officers of the Association will be a President, who will be
a member of the Board of Directors, a Vice President, a Secretary and a Treasurer. The Directors
may appoint an Assistant Treasurer, and an Assistant Secretary, and such other officers as in their
judgment may be necessary. Any two offices except that of President and Vice President may be
held by one person.
(a)
President. The President will be the chief executive officer of the
Association. S/he will preside at all meetings of the Association and of the Board of
Directors. S/he will have all of the general powers and duties which are usually vested in
the office of the President of an association, including, but not limited to, the power to
appoint Developer during the Development Period and thereafter the Associations from
among the members of the Association from time to time as he may in his discretion deem
appropriate to assist in the conduct of the affairs of the Association.
(b)
Vice President. The Vice President will take the place of the President and
perform his/her duties whenever the President will be absent or unable to act. If neither the
President nor the Vice President is able to act, the Board of Directors will appoint some
other member of the Board to so do on an interim basis. The Vice President will also
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perform such other duties as will from time to time be imposed upon him by the Board of
Directors.
(c)
Secretary. The Secretary will keep the minutes of all meetings of the Board
of Directors and the minutes of all meetings of the members of the Association; s/he will
have charge of the corporation seal, if any, and of such books and papers as the Board of
Directors may direct; and s/he shall, in general, perform all duties incident to the office of
the Secretary.
(d)
Treasurer. The Treasurer will have responsibility for the Association funds
and securities and will be responsible for keeping full and accurate accounts of all receipts
and disbursements in books belonging to the Association. S/he will be responsible for the
deposit of all monies and other valuable effects in the name and to the credit of the
Association, and in such depositories as may, from time to time, be designated by the Board
of Directors. All checks shall require two (2) signatures, one of whom shall be the Treasurer
or his/her designee.
12.2 Election. The officers of the Association will be elected annually by the Board of
Directors at the organizational meeting of each new Board and will hold office at the pleasure of
the Board.
12.3 Removal. Upon affirmative vote of a majority of the members of the Board of
Directors, any officer may be removed either with or without cause, and his successor elected at
any regular meeting of the Board of Directors, or at any special meeting of the Board called for
such purpose. No such removal action may be taken, however, unless the matter will have been
included in the notice of such meeting. The officer who is proposed to be removed will be given
an opportunity to be heard at the meeting.
12.4 Duties. The officers will have such other duties, Powers and responsibilities as
shall, from time to time, be authorized by the Board of Directors.
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ARTICLE XIII
FINANCE
13.1 Records/Assessment of Tangible Personal Property. The Developer, or the project
manager which has been appointed by the Developer, if any, will administer the affairs of the
project and will keep books and records with a detailed account of the expenditures and receipts
affecting the Project and its administration, and which specify the operating expenses of the
project, until such time as the Board of Directors of the Association is transferred to non-developer
Co-owners. After the Association is controlled by non-developer Board of Directors, the Treasurer
of the Association shall have such responsibility, unless the Board has engaged the services of a
project manager for such purposes. Such accounts and all other Association records will be open
for inspection by the Co-owners and their mortgagees during reasonable working hours. The
Association will prepare and distribute to each Coowner at least once a year a financial statement,
the contents of which will be defined by the Association. The books of account will be audited at
least annually by qualified independent auditors; provided, however, that such auditors need not
be certified public accountants nor does such audit need to be a certified audit. Any institutional
holder of a first mortgage lien on any Unit in the Condominium will be entitled to receive a copy
of such annual audited financial statement within ninety (90) days following the end of the
Association's fiscal year upon request therefor. The costs of any such audit and any accounting
expenses will be expenses of administration. The person designated to administer the affairs of the
project shall be assessed as the person in possession for any tangible personal property of the
project owned or possessed in common by the co-owners. Personal property taxes based on that
tangible personal property shall be treated as expenses of administration.
13.2 Fiscal Year. The fiscal year of the Association will be an annual period
commencing on such date as may be initially determined by the Directors. The commencement
date of the fiscal year will be subject to change by the Directors for accounting reasons or other
good cause.
13.3 Bank. Funds of the Association will be initially deposited in such bank or savings
association as may be designated by the Directors and will 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. The funds may be invested from time to time in accounts or deposit
certificates of such bank or savings association as are insured by the Federal Deposit Insurance
Corporation or the Federal Savings and Loan Insurance Corporation and may also be invested in
interest-bearing obligations of the United States Government.
ARTICLE XIV
INDEMNIFICATION OF OFFICERS AND DIRECTORS
Every director and officer of the Association will be indemnified by the Association against
all expenses and liabilities, including attorney fees, reasonably incurred by or imposed upon him
in connection with any proceedings to which he may be a party or in which he may become
involved by reason of his being or having been a director or officer of the Association, whether or
not he is a director or officer at the time such expenses are incurred, except in such cases wherein
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the director or officer is adjudged guilty of willful or wanton misconduct or gross negligence in
the performance of his/her duties; provided that, in the event of any claim for reimbursement or
indemnification hereunder based upon a settlement by the director or officer seeking such
reimbursement or indemnification, the indemnification herein will apply only if the Board of
Directors (with the director seeking reimbursement abstaining) approves such settlement and
reimbursement as being in the best interest of the Association. The foregoing right of
indemnification shall be in addition to and not exclusive of all other rights to which such director
or officer may be entitled, including indemnification under the Articles of Incorporation of the
Association. At least ten (10) days prior to payment of any indemnification, whether under this
section or under the Articles of Incorporation of the Association, the Board of Directors shall notify
all Co-owners of the payment.
ARTICLE XV
SEAL
The Association may (but need not) have a seal. If the Board determines that the
Association will have a seal, then it will have inscribed thereon the name of the Association, the
words "corporate seal", and "Michigan".
ARTICLE XVI
COMPLIANCE
The Association of Co-owners and all present or future Co-owners, tenants, or any other
persons acquiring an interest in or using the facilities of the Project in any manner are subject to
and will comply with the Act, as amended, and the mere acquisition, occupancy or rental of any
Unit or an interest therein or the utilization of or entry upon the Condominium Property will signify
that the Condominium Documents are accepted and ratified.
ARTICLE XVII
REMEDIES FOR DEFAULT
Any default by a Co-owner will entitle the Association or another Co-owner or Co-owners
to the following relief:
17.1 Legal Action. Failure to comply with any of the terms or provisions of the
Condominium Documents will be grounds for relief, which may include, without intending to limit
the same, an action to recover sums due for damages, injunctive relief, foreclosure of lien (if
default in payment of assessment) or any combination thereof, and such relief may be sought by
the Association or, if appropriate, by an aggrieved Co-owner or Co-owners.
17.2
Recovery of Costs. In any proceeding arising because of an alleged default by any
Co-owner, the Association, if successful, will be entitled to recover the costs of the proceeding
and such reasonable attorneys’ fees (not limited to statutory fees) as may be determined by the
court, but in no event will any Co-owner be entitled to recover Co-owner(s) attorney’s fees.
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17.3 Removal and Abatement. The violation of any of the provisions of the
Condominium Documents will also give the Association or its duly authorized agents the right, in
addition to the rights set forth above, to enter upon the Common Elements, Limited or General, or
into any Unit and the improvements thereon, where reasonably necessary, and summarily remove
and abate, at the expense of the Co-owner in violation, any structure, thing or condition existing
or maintained contrary to the provisions of the Condominium Documents. The Association will
have no liability to any Co-owner arising out of the exercise of its removal and abatement power
authorized herein.
17.4 Assessment of Fines. The violation of any of the provisions of the Condominium
Documents by any Co-owner will be grounds for assessment by the Association, acting through
its duly constituted Board of Directors, of monetary fines for such violations. No fine may be
assessed unless rules and regulations establishing such tine have first been duly adopted by the
Board of Directors of the Association and notice thereof given to all Co-owners in the same manner
as prescribed in Article IX, Section 5 of these Bylaws. Thereafter, fines may be assessed only upon
notice to the offending Coowners as prescribed in said Article IX, Section S, and an opportunity
for such Co-owner to appear before the Board no less than seven (7) days from the date of the
notice and offer evidence in defense of the alleged violation. All fines duly assessed may be
collected in the same manner as provided in Article II of these Bylaws. No fine will be levied for
the first violation. Fine amounts will be determined by the Board of Directors.
17.5 Non-waiver of Right. The failure of the Association or of any Co-owner to enforce
any right, provision, covenant or condition which may be granted by the Condominium Documents
will not constitute a waiver of the right of the Association or of any such Co-owner to enforce such
right, provision, covenant or condition in the future.
17.6 Cumulative Rights. Remedies and Privileges. All rights, remedies and privileges
granted to the Association or any Co-owner or Co-owners pursuant to any terms, provisions,
covenants or conditions of the Condominium Documents will be deemed to be cumulative and the
exercise of any one or more will not be deemed to constitute an election of remedies, nor will it
preclude the party thus exercising the same from exercising such other and additional rights,
remedies or privileges as may be available to such party at law or in equity.
17.7 Enforcement of Provisions of Condominium Documents. A Co-owner may
maintain an action against the Association and its Officers and Directors to compel such persons
to enforce the terms and provisions of the Condominium Documents. In such a proceeding, the
Association shall recover the costs of the proceeding and reasonable attorney fees, as determined
by the court. In no event will any Coowner be entitled to recover such attorney fees. A Co-owner
may maintain an action against any other Co-owner for injunctive relief or for damages or any
combination thereof for noncompliance with the terms and provisions of the Condominium
Documents or the Act.
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ARTICLE XVIII
RIGHTS RESERVED TO DEVELOPER
Any or all of the rights and powers granted or reserved to the Developer in the
Condominium Documents or by law, including the right and power to approve or disapprove any
act, use, or proposed action or any other matter or thing, may be assigned by it to any other entity
or to the Association. Any such assignment or transfer will be made by appropriate instrument in
writing in which the assignee or transferee will join for the purpose of evidencing its consent to
the acceptance of such powers and rights and such assignee or transferee will thereupon have the
same rights and powers as herein given and reserved to the Developer. Any rights and powers
reserved or retained by Developer or its successors will expire and terminate, if not sooner assigned
to the Association, at the conclusion of the Development Period. The immediately preceding
sentence dealing with the expiration and termination of certain rights and powers granted or
reserved to the Developer is intended to apply, insofar as the Developer is concerned, only to
Developer's rights to approve and control the administration of the Condominium and will not,
under any circumstances, be construed to apply to or cause the termination and expiration of any
real property rights granted or reserved to the Developer or its successors and assigns in the Master
Deed or elsewhere (including, but not limited to, access easements, utility easements and all other
easements created and reserved in such documents which will not be terminable in any manner
hereunder and which will be governed only in accordance with the terms of their creation or
reservation and not hereby).
ARTICLE XIX
MISCELLANEOUS PROVISIONS
19.1 Definitions. All terms used herein will have the same meaning as set forth in the
Master Deed to which these Bylaws are attached as an Exhibit or as set forth in the Act.
19.2 Severability. In the event that any of the terms, provisions or covenants of these
Bylaws or the Condominium Documents are held to be partially or wholly invalid or unenforceable
for any reason whatsoever, such holding will not affect, alter, modify or impair in any manner
whatsoever any of the other terms, provisions or covenants of such Condominium Documents or
the remaining portions of any terms, provisions or covenants held to be partially invalid or
unenforceable.
19.3 Notices. Notices provided for in the Act, Master Deed or Bylaws must be in writing,
and are to be addressed to the Association at3888 Goodwood Drive, Grand Rapids, MI 49546, or
to any Co-owner at the address set forth in the deed of conveyance, or at such other address as may
hereinafter 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 to him/her by giving written notice to the Association. Notices addressed as above will be
deemed delivered when mailed by United States mail with postage prepaid, or when delivered in
person.
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19.4 Amendment. These Bylaws may be amended, altered, changed, added to or
repealed only in the manner set forth in the Master Deed.
19.5 Conflicting Provisions. In the event of a conflict between the provisions of 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 any conflict between the Ordinances of the
City of East Grand Rapids and the Condominium Documents, the Ordinances of the City of East
Grand Rapids shall govern; in the event of any conflict between the provisions of any one or more
Condominium Documents, the following order of priority shall prevail and the provisions of the
Condominium Document having the highest priority shall govern:
(1)
the Master Deed, including the Condominium Subdivision Plan but
excluding these Bylaws;
(2)

these Bylaws;

(3)

the Articles of Incorporation of the Association; and

(4)

the Rules and Regulations of the Association.
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EXHIBIT "C" TO MASTER DEED
BYLAWS
OF
ELINOR LANE
AFFIDAVIT OF MAILING
AS TO NOTICES REQUIRED BY SECTION 71
OF THE MICHIGAN CONDOMINIUM ACT.
Notice of Intent to Establish Condominium Project
STATE OF MICHIGAN
COUNTY OF KENT

)
)ss.
)

_______________, being duly sworn, states that on ___________, 2022, he/she served copies of
a Notice of Intent with regard to the Wilcox Gardens Site Condominium Project upon the following
persons at the addresses listed below by mailing them the Notice of Intent by United States mail,
certified mail, return receipt requested, first class postage fully prepaid:
Department of Environmental Quality
PO Box 30630
Lansing, MI 48909-3180

Kent County Drain Commissioner
775 Ball Ave. NE
Grand Rapids, MI 49503

Michigan Department of Transportation
PO Box 30050
Lansing, MI 48909

Kent County Road Commission
1500 Scribner Ave. NW
Grand Rapids, MI 49504

City of East Grand Rapids
750 Lakeside Drive
East Grand Rapids, MI 49506
__________________________________
Subscribed and sworn to before me on ___________, 2022.
___________________________________
Notary Public
_______________ County, Michigan
My Commission Expires:_______________
Acting in _____________ County
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EXHIBIT D TO MASTER DEED
CONSENT TO SUBMISSION OF REAL PROPERTY
TO CONDOMINIUM OWNERSHIP
WHEREAS, Elinor Lane LLC, of 3888 Goodwood Drive, Grand Rapids, MI 49546, as
Developer, intends to establish Elinor Lane as a retractable Site Condominium project by recording
in the office of the Kent County Register of Deeds a Master Deed of Elinor Lane covering real
property in the City of East Grand Rapids, Kent County, Michigan, described on Exhibit A
attached hereto.
WHEREAS Macatawa Bank Corporation, a Michigan banking corporation, of 10753
Macatawa Drive, Holland, MI 49424, is the holder of record of a mortgage interest in the real
property described on Exhibit A.
NOW, THEREFORE, Macatawa Bank Corporation hereby consents to the submission of
the real property described on Exhibit A to the condominium project described and set forth in the
Master Deed and consents to the recording of the Master Deed of Elinor Lane in the Office of the
Register of Deeds for Kent County, Michigan.
Macatawa Bank Corporation, a Michigan banking
corporation
By: ____________________________________
Its: ______________________________
Acknowledged before me by ____________________, _________________ of Macatawa
Bank Corporation, a Michigan banking corporation, in Kent County, Michigan, on April ___,
2022.
__________________________________________
_____________________________, Notary Public
__________________________ County, Michigan
Acting in __________________ County, Michigan
My Commissions Expires: ____________________
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EXHIBIT A
PPNS# 41-18-04-434-020 and 41-18-04-434-021
1779 & 1761 Breton Road SE
41-18-04-434-020: The North 119.50 feet of the South 250.00 feet of the East
435.60 feet of the Northeast 1/4 of the Southeast 1/4, Section 4, T6N, R11W,
City of East Grand Rapids, Kent County, Michigan.
41-18-04-434-021: The South 130.50 feet of the East 435.60 feet of the
Northeast 1/4 of the Southeast 1/4, Section 4, T6N, R11W, City of East Grand
Rapids, Kent County, Michigan.
Contains 100,441 SF or 2.31 Acres Excluding ROW for Breton Road.
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Kent County Condominium Subdivision Plan No. _________
Exhibit "B" to the Master Deed of:

ELINOR LANE SITE CONDOMINIUM
Part of the Southeast 1/4 , Section 4, T6N, R11W, City of
East Grand Rapids, Kent County, Michigan
DEVELOPER:

Valentino Designs
3888 Goodwood Drive SE
Grand Rapids, MI 49546
(616) 272-8174

ENGINEER / SURVEYOR:

eenstra
& Associates, Inc.

CIVIL ENGINEERS & SURVEYORS
7482 Main Street
Phone: 616.457.7050
Jenison, MI 49428
www.feenstrainc.com
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PRIVATE EASEMENT
FOR PUBLIC UTILITIES
PRIVATE EASEMENT FOR DRAINAGE

EASEMENT PLAN

MICHIGAN DEPARTMENT OF ENVIRONMENT, GREAT LAKES, AND ENERGY
DRINKING WATER AND ENVIRONMENTAL HEALTH DIVISION

PERMIT APPLICATION FOR WATER SUPPLY SYSTEMS

(CONSTRUCTION - ALTERATION - ADDITION OR IMPROVEMENT) AS DESCRIBED HEREIN
Required under the Authority of 1976 PA 399, as amended (Act 399)
This application becomes an Act 399 Permit only when signed and issued by authorized Michigan Department of
Environment, Great Lakes, and Energy (EGLE) staff. See instructions below for completion of this application.

1. Municipality or Organization, Address and WSSN

Permit Stamp Area (EGLE use only)

that will own or control the water facilities to be constructed. This permit
is to be issued to:

2310 Reeds Lake Blvd. SE
East Grand Rapids, MI 49506

WSSN: 1960
2. Owner’s Contact Person (provide name for questions):
Contact: Doug La Fave
Title:

Deputy City Manager

Phone: 616-940-4817
3. Project Name (Provide phase number if project is segmented):

4. Project Location

(City, Village, Township):

City of East Grand Rapids

Elinor Lane

5. County

(location of project):

Kent

ISSUED UNDER THE AUTHORITY OF THE DIRECTOR OF
THE MICHIGAN DEPARTMENT OF ENVIRONMENT, GREAT LAKES, AND ENERGY

cc:

Issued by: __________________________________________
Reviewed by: _______________________________________

☐If this box is marked see attached special conditions.
Instructions: Complete items 1 through 5 above and 6 through 21 on the following pages of this application. Print
or type all information except for signatures. Mail completed application, plans and specifications, and any
attachments to the EGLE District Office having jurisdiction in the area of the proposed construction.
Please Note:
a. This PERMIT only authorizes the construction, alteration, addition or improvement of the water system
described herein and is issued solely under the authority of 1976 PA 399, as amended.
b. The issuance of this PERMIT does not authorize violation of any federal, state or local laws or regulations, nor
does it obviate the necessity of obtaining such permits, including any other EGLE permits, or approvals from
other units of government as may be required by law.
c. This PERMIT expires two (2) years after the date of issuance in accordance with R 325.11306,
1976 PA 399, administrative rules, unless construction has been initiated prior to expiration.
d. Noncompliance with the conditions of this permit and the requirements of the Act constitutes a violation of the
Act.
e. Applicant must give notice to public utilities in accordance with 1974 PA 53, (MISS DIG), being Section
460.701 to 460.718 of the Michigan Compiled Laws and comply with each of the requirements of that Act.
f. All earth changing activities must be conducted in accordance with the requirements of the Soil
Erosion and Sedimentation Control Act, Part 91, 1994 PA 451, as amended (Act 451).
g. All construction activity impacting wetlands must be conducted in accordance with the Wetland Protection
Act, Part 303, 1994 PA 451, as amended.
h. Intentionally providing false information in this application constitutes fraud which is punishable by fine
and/or imprisonment.
i. Where applicable for water withdrawals, the issuance of this permit indicates compliance with the
requirements of Part 327 of Act 451, Great Lakes Preservation Act.
EGLE Environmental Assistance Center
Telephone: 1-800-662-9278
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Permit Application for Water Supply Systems (Continued)

6. Facilities Description – In the space below provide a detailed description of the proposed project.

Applications without adequate facilities descriptions will be returned. SEE EXAMPLES BELOW. Use
additional sheets if needed.

-625 LF of 8” water main in Public Easement (NE) Dunnigan Lane (Pvt.) from 625’ West of Dunnigan Ave. to Dunnigan
Ave.

EXAMPLES – EXAMPLES – EXAMPLES – EXAMPLES – EXAMPLES – EXAMPLES
Water Mains

Booster
Stations
Elevated
Storage Tank

Chemical
Feed
Water Supply
Well
Treatment
Facilities

500 feet of 8-inch water main in First Street from Main Street north to State Street.
OR
250 feet of 12-inch water main in Clark Road from an existing 8-inch main in Third Avenue north to a
hydrant.
A booster station located at the southwest corner of Third Avenue and Main Street, and equipped with
two, 15 Hp pumps each rated 150 gpm @ 200 feet TDH. Station includes backup power and all other
equipment as required for proper operation.
A 300,000 gallon elevated storage tank located in City Park. The proposed tank shall be spherical, all
welded construction and supported on a single pedestal. The tank shall be 150 feet in height, 40 feet in
diameter with a normal operating range of 130 – 145 feet. The interior coating system shall be ANSI/NSF
Standard 61 approved or equivalent. The tank will be equipped with a cathodic protection system, and
includes a tank level control system with telemetry.
A positive displacement chemical feed pump, rated at 24 gpd @ 110 psi to apply a chlorine solution for
Well No. 1. Chlorine is 12.5% NaOCL, ANSI/NSF Standard 60 approved and will be applied at a rate of
1.0 mg/l of actual chlorine.
Well No. 3, a 200 foot deep well with 170 feet of 8-inch casing and 30 feet of 8-inch, 10 slot screen. The
well will be equipped with a 20 Hp submersible pump and motor rated 200 gpm @ 225 feet TDH, set at
160 feet below land surface.
A 5 million gpd water treatment plant located at the north end of Second Avenue. The facility will
include 6 low service pumps, 2 rapid mix basins, 4 flocculation/sedimentation basins, 8 dual media
filters, 3 million gallon water storage reservoir and 6 high service pumps. Also included are chemical
feed pumps and related appurtenances for the addition of alum, fluoride, phosphate and chlorine.

EGLE Environmental Assistance Center
Telephone: 1-800-662-9278
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Permit Application for Water Supply Systems (Continued)
General Project Information – Complete all boxes below.
7. Design engineer’s name, engineering firm,
8. Indicate who will provide project construction inspection:
address, phone number, and email address:
☒Organization listed in Box 1.
Adam Feenstra
☐Engineering firm listed in Box 7.
Feenstra & Associates, Inc.
☐Other - name, address, and phone number listed below.

7482 Main Street
Jenison, MI 49428

(616) 457-7050
adam@feenstrainc.com

9. Is a basis of design attached?
☒YES
☐NO
If no, briefly explain why a basis of design is not needed.
10. Are sealed and signed engineering plans attached?
☒YES
☐NO
If no, briefly explain why engineering plans are not needed.
11. Are sealed and signed construction specifications attached?
☐YES
☒NO
If specifications are not attached, they need to be on file at EGLE.
12. Were Recommended Standards for Water Works, Suggested Practice for Water Works, AWWA guidelines, and
the requirements of Act 399 and its administrative rules followed?
☒YES
☐NO
If no, explain which deviations were made and why.
13. Are all coatings, chemical additives and construction materials ANSI/NSF or other adequate 3rd party
approved?
☒YES
☐NO
If no, describe what coatings, additives or materials did not meet the applicable standard and why.
14. Are all water system facilities being installed in the public right-of-way or a dedicated utility
easement? (For projects not located in the public right-of-way, utility easements must be shown
on the plans.)
☒YES
☐NO
If no, explain how access will be obtained.
15. Is the project construction activity within a wetland (as defined by Section 324.30301(d)) of Part 303,
1994 PA 451?
☐YES
☒NO
If yes, a wetland permit must be obtained.
16. Is the project construction activity within a 100-year floodplain (as defined by R 323.1311(e)) of Part 31,
1994 PA 451, administrative rules?
☐YES
☒NO
If yes, a flood plain permit must be obtained.
17. Is the project construction activity within 500 feet of a lake, reservoir, or stream?
☐YES
☒NO
If yes, a Soil and Erosion Control Permit must be obtained or indicate if the owner listed in box 2 of this
application is an Authorized Public Agency (Section 10 of Part 91, 1994 PA 451)
☐Owner is APA.

EGLE Environmental Assistance Center
Telephone: 1-800-662-9278
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Permit Application for Water Supply Systems (Continued)
18. Will the proposed construction activity be part of a project involving the disturbance of five (5) or more acres of land?
☐YES
☒NO
If YES, is this activity regulated by the National Pollutant Discharge Elimination System (NPDES) storm water
regulations?
☐YES: NPDES Authorization to discharge storm water from construction activities must be obtained.
☐NO: Describe why activity is not regulated.
Please call 517-241-8993 with questions regarding the applicability of the storm water regulations.
19. Is the project in or adjacent to a site of suspected or known soil or groundwater contamination?
☐YES
☒NO
If YES, attach a copy of a plan acceptable to EGLE for handling contaminated soils and/or groundwater disturbed
during construction. Contact the local EGLE district office for listings of Michigan sites of environmental
contamination.
20. IF YOU ARE A CUSTOMER/WHOLESALE/BULK PURCHASER, COMPLETE THE FOLLOWING
1. Name and WSSN of source water supply system (seller): ______Grand Rapids, 2790_________________
2. Does the water service contract require water producer/seller to review and approve customer/wholesale/bulk
purchaser water system construction plans?
☐YES

☒NO

If yes to #2, the producer/seller approval letter must be attached when submitted to EGLE.
21. Owner's Certification The owner of the proposed facilities or the owner’s authorized representative
shall complete the owner's certification. It is anticipated that the owner will either be a governmental
agency (city, village, township, county, etc.) or a private owner (individual, company, association,
etc.) of a Type I public water supply.
OWNER’S CERTIFICATION
I,

(name), acting as the

(print)

(title/position) for
(print)

(entity owning proposed facilities) certify that this project has
(print)

been reviewed and approved as detailed by the Plans and Specifications submitted under this application, and is in
compliance with the requirements of 1976 PA 399, as amended, and its administrative rules.
_

Signature*

Date

Phone

*Original signature only, no photocopies will be accepted.

EGLE Environmental Assistance Center
Telephone: 1-800-662-9278
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Permit Application for Water Supply Systems (Continued)

PROJECT BASIS OF DESIGN – FOR WATER MAIN PROJECTS
PROJECT NAME:

Elinor Lane________________________________________________

For this PROJECT the following information must be provided per Act 399 unless waived by the Department. For projects
other than water main installation, or if additional space is needed, attach separate sheet(s) with detailed Basis of Design
calculations.

A.

A general map of the initial and ultimate service areas
☒Included on engineering plans

B.

Number of service connections served by this permit application ____ 8________

C.

Total number of service connections ultimately served by entire project ____8 ________

D.

Residential Equivalent Units (REUs) served by this permit application ____8 ________

E.

Total Residential Equivalent Units (REUs) ultimately served by entire project ____8 ________

F.

Water flow rates for proposed project based on REUs listed in “D’ and “E” above

☐Attached separately

1. Initial design average day flow (mgd)

.0024

2. Initial design maximum day flow (mgd)

.0096

3. Total design average day flow (mgd)

.0024

4. Total design maximum day flow (mgd)

.0096

5. Required fire flows: (1)
G.

Actual flows and pressures of existing system
at the connection point(s) (2)

H.

Estimated minimum flows and pressures within
the proposed water main system (3)

gpm for ___ ___hours

gpm at
gpm at
gpm at
gpm at

psi
psi
psi
psi

gpm at

psi

(1) Every water system must decide what levels of firefighting flows they wish to provide. Fire flow should be
appropriate for the area (residential, commercial, industrial) being served by the project. Typical fire flow
rates can be obtained from the water supply, local fire dept., ISO or AWWA. The water system must then
be designed to be able to provide the required fire flows while maintaining at least 20 psi in all portions of
the distribution system.
(2) Flows and pressures at the connection points must be given to determine if the existing water
main(s) are able to deliver water to the new service area. These numbers can be obtained from a
properly modeled and calibrated distribution system hydraulic analysis or hydrant flow tests
performed in the field. If more than one connection is proposed, list as needed.
(3) List what the estimated minimum flows can be expected in the proposed water mains based on
estimated water demands, head losses, elevation changes and other factors that may affect flows,
such as dead end mains.
EGLE Environmental Assistance Center
Telephone: 1-800-662-9278
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