




PRELIMINARY PUD 
Eagle Meadows 
June 11, 2024 

 
 

NARRATIVE STATEMENT 
 

Eagle Meadows was previously approved as a single family home community, but after further 
evaluation of the site, we felt that it was better suited for attached condominium units. The single 
family home sites had limited backyards and the majority of the backyards on the west side were 
impacted by stormwater easement basins. There is little to no demand for usable backyard space 
in a traditional condo, which is one of the reasons the site was redesigned for condos. There are 
attached condos on the adjacent property to the west as well as the property across the street which 
makes this project very conducive to the surrounding uses. 
 
This condominium community will be designed and promoted for homeownership and not rentals. 
Providing housing options of all kinds will prompt homeowners to sell their existing single family 
homes to pursue the maintenance free lifestyle of condominium living and more single family 
home options will become available to those aspiring to home ownership.  
 
Based on Section 16.1C of the Holland Township PUD Ordinance, one of the purposes of the PUD 
is to “provide innovative land development in terms of variety, design, layout and type of structures 
constructed” (Section 16.1.C.1). With the proposed PUD the homes proposed far exceed the 
minimum requirements of the underlying R-2 zone as it relates to size and architecture as detailed 
on the building plans submitted. The proposed floor plans for this community feature 1,505 square 
feet on the main floor and the majority of the units will have levels that can be finished or 
unfinished based on the needs and desired price point of the buyers. Each residence will have a 2 
stall attached garage along with an additional 9’ x 6’ storage area in the back of the garage.  
 
In addition, per section 16.1.C.9, it states that another purpose is to allow the  “use and 
improvement of land where site conditions make development under conventional zoning difficult 
or less desirable.” The 25 foot setback being requested allows for more room in the back of the 
units. In fact, typical condominium projects not served with a public street are often 25 feet to 30 
feet off of the edge of pavement of the common drive serving the community. The condominium 
project to the west and south are good examples of this. With the 25 foot setback from the public 
street ROW being requested with this PUD, the actual length of the driveway from the edge of 
pavement will be a minimum of 43 feet.  
 
 
 
 
 
 
 
 
 



As required by the PUD ordinance, section 16.2.C, the PUD needs to fulfil at least four of the 
recognizable benefits listed under this section. Below please see how 6 of the benefits listed are 
met with this PUD. 
 
16.2.C.1 
 
Mixed-use development with residential and non-residential uses or a variety of housing types; 
 

This community will offer a variety of housing styles including free standing condos 
as well as attached condos. The lower levels will vary depending on the grading but 
will likely include a variety of daylight lower levels, full height basements, and 
possibly walk-out lower levels. The desire is to also create some zero entry units. This 
mix of styles will service a wide demographic and will also cater to a wider price range 
while keeping a high end look and feel on the exterior.  

 
16.2.C.3 
 
High quality architectural design beyond the site plan required of this ordinance;  
 

The residences built on this site will significantly exceed the minimum square footage 
in this zoning district and will also include features such as a two stall attached garage 
with additional storage in garage, front porches, and rear decks or patios.  

 
16.2.C.4 
 
Extensive landscaping beyond the site plan requirements of this ordinance;  
  

We plan to construct a tree and landscape buffer between these condos and the 
neighboring property to the east. We will also provide a nice landscaped feature along 
the Perry Street frontage including the entrance with community signage. In addition 
the individual building landscaping will be meticulously maintained by the Condo 
association. 

 
16.2.C.5 
 
Preservation, enhancement, or restoration of natural resources (trees, slopes, wetland areas, water 
view, etc.) 
 

Every effort is being made to maintain as much of the trees along the East property 
line. Although some trees may be impacted due to grading, a landscaping buffer will 
be provided as noted previously to supplement the remaining trees. 

 
 
 
 
 



 
 
16.2.C.9 
 
Effective transition between higher and lower density uses, and/or between non-residential and 
residential uses; or allowing incompatible adjacent land uses to be developed in a manner that is 
not possible using a conventional approach;  
 

The deeper backyard along west property line provides for a generous buffer between 
the back of the existing condos and the proposed condos. By providing the reduced 
setback and the additional landscaping offered along the East property line, an 
appropriate transition is provided between this development and the adjacent non-
residential use to the east.  

 
 
16.2.C.10 
 
Shared vehicular and pedestrian access between properties or uses;  
 

The PUD as proposed includes construction of a public street to the northwest corner 
of the property to allow for natural extension to the adjacent parcel. Also, sidewalks 
will be constructed as part of the development as shown on the plan allowing for 
natural extension to any future development of the adjacent.  

 
 
The PUD ordinance does allow for deviations from requirements of the underlying R-2 zone, if 
appropriate. The table below summarizes the R-2 district requirement as well as what is being 
proposed with the PUD.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

   Existing R-2 Requirements:  Proposed PUD: 
Minimum Front Yard Setback: 35' 25' 

Minimum Side Yard Setback: 7' 
16' between buildings  

15’ from north property line 
Minimum Side Yard on Corner: 35' 25' 
Minimum Rear Yard Setback: 25' 25' 

Minimum Floor Area (1st Unit): 864 1,500 
(2nd Unit): 720 1,500 

Minimum Lot Width: 80' NA 
Minimum Lot Area: 8,800 Sf Ft. NA 
Maximum Density: 36 units (4.5 units/acre) 32 units (4.14 units/acre) 



 
 
As indicated the only setback deviations is for reducing the front yard setback and corner lot side 
yard setback from 35 feet to 25 feet. As with all conventional condo minimum developments, lot 
lines between buildings are not proposed and so the lot lines, sizes and widths would not be 
applicable. The corresponding parallel plan provides space for 36 attached units, but the proposed 
plan is only requesting 32 units, less than the parallel plan with no request for any bonus units.  
 
In summary, the PUD plan provides for more desirable development than otherwise permitted 
under the R-2, 2 family requirements by providing larger units with enhanced architectural feature 
and proposed landscaping not otherwise required.  
  



5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com

P
:\P

ro
je

ct
s\

20
22

\2
21

17
1\

D
ra

w
in

gs
\2

21
17

1.
dw

g,
 L

O
C

A
TI

O
N

, 6
/1

1/
20

24
 6

:4
8:

02
 A

M
, j

ro
ot





5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com

Know what's below.
before you dig.Call

R

R-2 TWO-FAMILY

ZONING REQUIREMENTS

FRONT YARD SETBACK: 35' MIN.
SIDE YARD SETBACK: 7'
REAR YARD SETBACK: 25' MIN.
LOT WIDTH: 80' MIN.
LOT AREA: 8800 SQ.FT.

ZONE:R-2
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MAIN T.O. SUBFLOOR
100' - 0"

MAIN FLOOR
109' - 1 1/8"

T.O. FOUNDATION
98' - 9 7/8"

B.O. FOUNDATION
90' - 9 7/8"

TOP GARAGE FOOTING
95' - 3 7/8"

1' - 0"

1X6

1X8

1X6 TRIM

FX3024-2

FX3042 FX3042-2

12" OVERHANG

1X8 TRIM

1X6 TRIM

1X6 TRIM1X6 TRIM1X8 TRIM

1X8 TRIM

1X6 TRIM

Unit 26 Unit 27

1) VINYL SIDING ON ALL SIDES

2) 12" OVERHANGS, 8" GABLE ENDS UNLESS OTHERWISE 
NOTED

3) ALL HORIZONTAL TRIM PROJECTIONS TO HAVE 
FLASHING.  STEP FLASHING, KICKOUT-OUT FLASHING, 
CONTINUOUS FLASHING FOR ROOF/WALL INTERSECTIONS 
PER R905

4) CULTURED STONE W/ (2) LAYERS OF WRB UNDER THE 
LATH.  LATH FASTENERS TYPE & SPACING PER ASTM 
C1063.  FINISED 2" ABOVE PAVMENT, 4" ABOVE FINISHED 
GRADE

5) ALUM VENTED SOFFITS

6) TYPAR HOUSE WRAP & AAMA 711 FLASHING TAPE TO BE 
APPLIED TO EXTERIOR

7) FINISHED GRADE @ 6" BELOW T.O. CONC WALL

8) INFILL TO BE CONSTRUCTED WITH 2X6 @ 16" O.C. UP TO 
12', ABOVE 12' USE 2X10 @ 16" O.C.

GENERAL ELEVATION NOTES
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ELEVATIONS 1

Eagle Meadows

24-044

1/4" = 1'-0"

FRONT ELEVATION

1/4" = 1'-0"

LEFT ELEVATION

Square Footage

Name Area

Unit 26 1505 SF

Unit 26 - LL 707 SF

Unit 27 1505 SF

Unit 27 - LL 707 SF



MAIN T.O. SUBFLOOR
100' - 0"
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109' - 1 1/8"
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1) VINYL SIDING ON ALL SIDES
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NOTED
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FLASHING.  STEP FLASHING, KICKOUT-OUT FLASHING, 
CONTINUOUS FLASHING FOR ROOF/WALL INTERSECTIONS 
PER R905

4) CULTURED STONE W/ (2) LAYERS OF WRB UNDER THE 
LATH.  LATH FASTENERS TYPE & SPACING PER ASTM 
C1063.  FINISED 2" ABOVE PAVMENT, 4" ABOVE FINISHED 
GRADE

5) ALUM VENTED SOFFITS

6) TYPAR HOUSE WRAP & AAMA 711 FLASHING TAPE TO BE 
APPLIED TO EXTERIOR
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12', ABOVE 12' USE 2X10 @ 16" O.C.
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REAR ELEVATION

1/4" = 1'-0"
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ROOF PLAN
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2) ALL FOOTINGS & PADS TO BE BELOW FROST LINE
FOOTING SCHEDULE

SAND(SW) CLAY(ML)
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LOWER FLOOR PLAN
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LOWER FLOOR PLAN - ELECTRICAL
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ELECTRICAL LEGEND
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NOTE: ALL LUMBER TO BE
TREATED LUMBER & ALL

NAILS/SCREWS TO BE COATED
OR STAINLESS STEEL

GRADE

DECK DETAIL

ATTACH 2X12 DECK LEDGER WITH GRKs
EVERY 6" O.C. STAGGERED SO THE BOTTOM

GRK PENETRATES THE BASEMENT TOP PLATE

4X6 TREATED POST 
ON MIN. 24X24X8 
CONC PAD 42" BELOW 
GRADE

(2)2X12 BEAM TO SUPPORT 
JOIST BOLTED TO 4X6 
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HURRICANE STRAPS

2X10 TREATED SOUTHERN 
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SPINDLES NOT TO EXCEED 4"
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RAIL CAPPED W/ 5/4 x 
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BLOCKING AT POST BETWEEN 
DECK JOIST TO ALLOW FOR 2 
CONNECTION POINTS (2) GRK 
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FRAME GARAGE DOOR 4" BELOW T.O. CONC WALL
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Master Bedroom
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Living Room
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1)  MAIN FLOOR WALL HEIGHT IS 9'-1 1/8"

2) ALL EXTERIOR WALL SHOWN ARE 2X4 STUDS @ 16" O.C. 
WITH 7/16" SHEATHING (UNLESS OTHERWISE NOTED)

3) ALL INTERIOR WALLS ARE 2X4 STUDS @ 16" O.C. 
(UNLESS OTHERWISE NOTED)

4) ALL EXTERIOR ROOF SHEATHING TO BE 7/16" OSB ON 
PRE-ENGINEERED ROOF TRUSSES 24" O.C.

5) ALL SUPPORTING HEADERS WITH OPENINGS OF 72" OR 
LESS TO BE CONSTRUCTED OF 2X10 DOUG FIR UNLESS 
OTHERWISE NOTED.  DOUBLE LAP STUDS UNDER ENDS 
OF ALL HEADERS OVER 48". 

6) FASTENER PER TRUSS MANUFACTURERS 
INSTRUCTIONS

7) STRUCTURAL LOADS:

FLOOR LIVE LOAD = 40
ROOF LIVE LOAD = 40
ROOF SNOW LOAD = 50
BASIC WIND SPEED = 90
WIND EXPOSURE CATEGORY = EXPOSURE B
SOIL BEARING ASSUMED 2000 PSF
SOIL TYPE:  __ __________

8) WINDOW TAGS:  LETTERS INDICATE WINDOW TYPE, 
FOLLOWED BY WIDTH IN INCHES, ENDING IN HEIGHT IN 
INCHES.  ex: SH2448 = Single Hung 24" x 48"
a. ALL OPERABLE WINDOWS WITH SILLS LOCATED 

MORE THAN 6' ABOVE THE OUTSIDE GRADE SHALL 
HAVE A CLEAR OPENING TO FINISHED FLOOR 
HEIGHT OF 24" OR MORE, OR HAVE APPROVED 
WINDOW OPENING LIMITER DEVICES INSTALLED.

b. HEADER HEIGHTS WITH 2X10 HEADER @ 6' 11-3/8".  
(DBL TOP PLATE, HEADER, STUD)

9) DOOR TAGS:  FIRST TWO NUMBERS INDICATE WIDTH IN 
FEET AND INCHES.  LAST TWO NUMBERS INDICATE 
HEIGHT IN FEE AND INCHES.  ex:  2868 = 2'8 X 6'8
a. GARAGE DOOR R.O. WIDTH TO BE 16'-0" WHEN 

USING ALUM WRAPPED TRIM.  R.O. WIDTH TO BE 
16'-1 1/2" WHEN USING MIRATEC TRIM.  CONTACT 
SITE SUPERVISOR FOR VERIFICATION.  

10) GARAGE DOOR OPENINGS, FRAME GARAGE DOOR 4" 
BELOW T.O. CONC WALL.  MAIN 2' STALL TO BE FRAMED 
USING CS-G METHOD.  3RD STALLS TO BE FRAMED USING 
CS-PF METHOD, UNLESS OTHERWISE NOTED

11) ALL SMOKE DETECTORS TO BE INTERCONNECTED & 
HARD WIRED.   INSTALL PER MANUFACTURES SPECS

12) ATTIC ACCESS; 20X30 ATTIC ACCESS, IF ACCESS IS 
FROM A HEATED SPACE, STAPLE INSULATION TO BACK OF 
LID AND GASKET OPENING

13) WALLS BETWEEN HOUSE AND GARAGE TO BE 
DRYWALL, CEILING OF GARAGE TO BE DRYWALL

14) 2 CONTINUOUS RUN FANS THROUGH-OUT HOME

GENERAL NOTES
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MAIN FLOOR PLAN - ELECTRICAL
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