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PLANNING COMMISSION REGULAR MEETING 

Wednesday, April 17, 2024 at 7:00 PM 
Hamburg Township Hall Board Room 

AGENDA 

CALL TO ORDER 

PLEDGE TO THE FLAG 

APPROVAL OF THE AGENDA 

APPROVAL OF MINUTES 

1. March 20, 2024 Planning Commission meeting minutes 

CALL TO THE PUBLIC 

OLD BUSINESS 

2. Final Site Plan Application for General Planned Unit Development (PCPUD23-0001) Project 
located at 10303 Hamburg Road (Parcel A) and 7620 M-36 (Parcel B). Parcel A will consist of 
40 attached two-story multi-family units (38,800 SF) and a community center (1,400 SF). Parcel 
B will include a gas station building (2-story, 5,475 SF) attached to a mixed-use 
retail/residential building (2-story, 2,400 SF), as well as a gas station canopy with 12 stalls and 
a height of 17'. The Retail building will be used as offices for the apartment use. 

NEW BUSINESS 

3. Discussion about amending Sec. 36-429 (ECHO) of the Zoning Ordinance. 

ZONING ADMINISTRATOR'S REPORT 

EnterTextHere 
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Supervisor Pat Hohl   Clerk Mike Dolan   Treasurer Jason Negri   Trustees Bill Hahn, Patricia Hughes, Chuck Menzies, Cindy Michniewicz 

 

PLANNING COMMISSION MEETING 

Wednesday, March 20, 2024, at 7:00 PM 
Hamburg Township Hall Board Room 

MINUTES 

CALL TO ORDER 

Commissioner Muck called the meeting to order at 7:00 pm. 

PLEDGE TO THE FLAG 

 

ROLL CALL OF THE BOARD: 
1) PRESENT: 

John Hamlin 
Patricia Hughes  
Deborah Mariani 
Ron Muir 
Jeff Muck, Chair 
Joyce Priebe 
 
 

2) ABSENT: 
Victor Leabu Jr 
 

 

APPROVAL OF MEETING AGENDA for tonight. 

Approval Motion made by Commissioner Mariani, seconded by Commissioner Muir, to approve the agenda as 
amended with roll call and adjournment.  
 
Vote: Ayes (6)       Absent (1) Leabu Jr 

Motion carried. 
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APPROVAL OF THE MEETING MINUTES 

Approval Motion made by Commissioner Mariani, seconded by Commissioner Hamlin, to approve February 21, 
2024, Planning Commission Meeting Minutes with corrections as noted by Commissioner Priebe.  
 
Vote: Ayes (6)       Absent (1) Leabu Jr 

Motion carried. 

 
 
CALL TO THE PUBLIC- No public response. 
 
 
OLD BUSINESS 
None 
 
 
NEW BUSINESS 
 

1. Zoning Map Amendment 24-0001 to change the zoning of the parcel commonly known as 9300 Hamburg 
Rd. (TID 4715-24-103-038) from Medium Density Residential (RA) to Neighborhood Service. (Zoning 
Ordinance Section 36-177). 

 
Chair Muck opened the public hearing to any audience members that wanted to comment on this action item.  
 

i) Joseph Monroe-9309 Hamburg Rd stated that he had dropped off a letter to the Planning 
Department earlier this week, but he wanted to discuss that he was against this because he defines it 
as Spot Zoning. He explained that he felt that the nearby property values will decline if this rezoning is 
granted, due to increased traffic and spacing issues onsite.  

ii) Jerry Bennett- 8820 Hendricks Dr stated that he felt that the area could use a convenience center and 
was in favor of this zoning change.  

 
Chair Muck closed the public hearing. Chair Muck invited the applicants to come to the podium. Patricia Weeks 
explained that this site housed Advanced Countertops which is not currently in business. She explained that no 
decision has been made as to how this rezoning will be used for the future proposed projects. Currently the 
building is being used as a storage unit since their primary residence is on the lake. According to the Master Plan, 
this area is slated for Neighborhood Services, which this rezoning would comply with. 
 
Chair Muck opened the meeting to David Rohr, the Planning and Zoning Director. David reminded the 
commissioners that was important regarding a rezoning is to follow the community Master Plan. This request 
does support our comprehensive master plan. The future land use maps from 2010 and 2020 do envision this 
parcel as neighborhood commercial classification as neighborhood service uses. David provided the 
commissioners with the Permitted Use Table that was recently updated in Municode. Staff believes that this 
request is reasonable because it fits in with our Master Plan and the future use map.  
 
Chair Muck opened the meeting for commissioner questions and comments. Commissioner Muir started by 
mentioning that he wished Commissioner Leabu Jr had been there since he knew the history of this site. David 
explained that the reason the current owners were petitioning for a rezoning, is that they are not allowed to do 
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anything to expand their business-related features, since the parcel is zoned residential. The current use is 
nonconforming as it exists. It had been grandfathered in before the zoning ordinance came into effect.  
 
Commissioner Hughes stated that since the parcel is zoned as RA-Medium Residential, and if she had owned it, 
she would want to know what type of commercial use they would be proposing. She said she didn’t know if the 
current owner would have more economical benefit to keep the parcel as it is or change it to neighborhood 
commercial.  
 
Chair Muck said that is not what the commission is to answer. He asked David to explain if the current owners 
sold this property to someone that wanted to develop a commercial use what would that look like for the 
commissioner’s process. This meeting is just a recommendation, then this rezoning would go to the Livingston 
County Planning Commission for review and recommendation. Then this rezoning case, with these two 
recommendations would go to the Hamburg Township Board of Trustees for approval, who are the only body that 
can amend or change the zoning map. If they determine that this parcel should be rezoned, and at some future 
date a business or neighborhood convenience came in to apply for something, they will need to go through a 
traditional site plan or a special use approval process. A business can’t just open on the next business day.  
Modern zoning has so many requirements such as noticing public hearings, parking, and storm retention which 
would require a site plan review process to be completed before it is approved. Chair Muck reminded the 
commissioners that a commercial site would involve a lengthy process before such a development is approved.  
 
Commissioner Hamlin said that a gas station couldn’t go here since it is not permitted to use. A restaurant or a 
retail store could be sited here. The process to approve such a use would involve a full site plan review where they 
would need to provide the required parking, 20 ft of vegetative screening from the road and the neighbor side 
yards, and retention for storm runoff. Commissioner Hamlin reminded the owners that if something like that was 
proposed, then those people would need to go through a full site plan review process.     
 

Commissioner Priebe mentioned that a bicycle repair shop would be a great use here, since it would not 
have a large negative impact on the neighborhood. She said she has lived in Hamburg for about 50 years 
and that site has always been commercial. The size of the lot would limit many uses that would be 
allowed, such as a church.  

 
Commissioner Hamlin returned to the subject of spot zoning. Spot zoning occurs when the rezoning is 
not consistent with the municipalities comprehensive Master Plan, which in this case this rezoning 
request is in accordance with our master plan. Commissioner Hamlin confirmed that this rezoning is not 
spot zoning.  
 
Commissioner Mariani said she agreed with Commissioner Priebe, that this is a small parcel which will 
not be allowed for an incompatible use here. Nothing elaborate will be allowed here, and there are so 
many processes that will require community comment, and site plan requirements and review. She 
agreed that anything would be better than the abandoned building that exists there right now.  
 
Chair Muck said that he agrees with previous comments that this rezoning request is appropriate. He 
strongly urged that the owners of the property consider everything they heard at tonight’s meeting 
regarding their neighbor’s concerns and ensuring that all future decisions will be submitted to the 
township planning and zoning department for site plan review.    
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Approval motion made by Commissioner Hamlin, seconded by Commissioner Priebe, to 
recommend approval of Zoning Map Amendment #24-0001 to change the zoning of the parcel 
commonly known as 9300 Hamburg Road (TID 4715-24-103-177) from RA medium density 
residential to Neighborhood Service in accordance of Section 36-177 for the following reasons; 
 

 It is following the comprehensive master plan of the township and the future land use 
map. 

Roll Call Vote:  Ayes (6) Muir, Hughes, Hamlin, Priebe, Muck, and Mariani Absent (1) Leabu Jr 

Motion carried. 

 

ZONING ADMINISTRATOR’S REPORT 

Joint Meeting on Tuesday, April 2 at 7pm at which we will go over everything that has happened in 2023, as well 
as a review of what has happened over the past few months in 2024.  

 

ADJOURNMENT 

Approval motion made by Commissioner Priebe, seconded by Commissioner Hughes to adjourn at 7:25pm. 

Roll Call Vote:  Ayes (6)   Absent (1)  

Motion carried. 

 

Respectfully submitted, 

Lisa Perschke         

Planning/Zoning Coordinator & Recording Secretary        

David Rohr 

Planning & Zoning Director 

 
The minutes were approved as presented/corrected: ________________________ 

 

__________________________ 

Commissioner Jeff Muck, Chairperson 
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PHONE:  810-231-1000 
FAX: 810-231-4295 

P.O. Box 157 
10405 Merrill Road 

Hamburg, Michigan 48139-0157 
 

  
 
 
 
 
 
 
 
 
To: Planning Commissioners 
From: David Rohr 

Hamburg Township  
Township Planner  

Date: April 17, 2024 
Agenda Item:  
Project Number:  Final Site Plan Application for General Planned Unit 

Development (GPUD23-001)  

Project Location:  76200 M-36 and 10303 Hamburg Road 

Owner: Ronny Hamama 
Applicant: Ronny Hamama 
 
LOCATION:  
The project is located on two sites at the south side of the Hamburg Road and M-36 
intersection: parcel 15-25-101-078 at 7620 East M-36 and parcel 15-25-200-025 at 10303 
Hamburg Road. 
 
A parcel combination of four parcels and land division to create two parcels has been 
processed by the Township (PLD23-007). The boundary adjustment will allow the proposed 
townhome project to be on one site (Parcel A, 4.47) and the mobile gas station to be on a 
separate site (Parcel B, 1.42 acres) 
 
PROJECT HISTORY: 
 
Project GPUD23-001, Site Plan Application for General Planned Unit Development was heard 
at the December 20, 2023, Planning Commission meeting.  No formal action was taken at the 
meeting and the project was tabled to a later date. 
 
Project GPUD23-001, was heard again at the February 21, 2024, Planning Commission 
meeting. The applicant worked to address the issues raised and the December meeting, 
including new architectural facades of the apartment buildings and commercial buildings on 
M-36 and an increased landscape buffer on the east side of the development.  The Planning 
Commission approved preliminary site plan for GPUD23-001 6-1 in favor. 
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Hamburg Township  
Planning Commission 
April 17, 2024 
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Project GPUD23-001 was heard at the Board of Trustees meeting March 5, 2024.  The Board 
of Trustees approved the preliminary site plan, 4-1 in favor. 
 
 

Location Map 

 
 
PROJECT DESCRIPTION:  
The proposed project will consist of two parcels, Parcel A and Parcel B. It will require the 
approval of a boundary adjustment between the existing two parcels, with the boundary 
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Hamburg Township  
Planning Commission 
April 17, 2024 
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adjustment making parcel 15-25-101-078 (Parcel A) larger and parcel 15-25-200-025 (Parcel B) 
smaller. 
 
Parcel A is currently 1.57 acres and will be 4.46 acres with 194,357 square feet once the 
boundary adjustment is completed. An existing house on this parcel will be removed as part of 
the proposed project. Parcel Bis currently 3 acres and will be 1.4 acres with 61,961 square feet 
once the boundary adjustment is completed. Parcel B is now being developed with an existing 
gas station. 
 
Parcel A will consist of 40 attached two-story multi-family units (38,800 SF) and a community 
center (1,400 SF). The 40 units will be owned under common ownership and will be rented as 
apartments. Parcel B will include a gas station building (2-story, 5,475 SF) attached to a mixed-
use retail/residential building (2-story, 2,400 SF), as well as a gas station canopy with 12 stalls 
and a height of 17'. The Retail building will be used as offices for the apartment use. 
 
Parcel A will also have an 81,447 SF shared open space area as well as 21 parking spaces along 
the alley that are not immediately adjacent to the individual units. Parcel B will have a 7,843 SF 
shared open space area and 37 lot parking spaces, four of which will be accessible. 
 
The project will have four entrances: two from M-36 and two from Campbell Street. All 40 units 
will face the looping alley, and 15 parallel guest parking spaces will be placed along the alley 
from west, 2 to the south, and 4 to the east (Total 21 guest parking). The 40 dwellings will have 
front door access from the community green space and a garage access. The gas station will have 
two entrances, one at the South Elevation and the other at the West Elevation. There are 15 
parking spaces in front of those entrances. The Retail building will have an entrance at the South 
Elevation and another one for the residential units at the East Elevation facing Campbell Street. 
There will be 9 parking spaces facing the residential entrance. 
 
The project is proposed as a General Planned Unit Development to allow more flexibility with 
the zoning code requirements.  Please see the Zoning Regulations section below for a list of the 
zoning code requirements.   
 
 
GENERAL PLANNED UNIT DEVELOPMENT REVIEW PROCESS: 
 
Sec. 36-447. - Final PUD site plan review. 
(a) The applicant shall submit a final PUD site plan which contains all information required for 
site plan review under section 36-73(6) and approvals from all appropriate county, state and 
federal agencies, including, but not limited to, the county road commission, county drain 
commissioner, county health department and the Michigan Department of Transportation. 
 
(b) The planning commission shall review the submitted final PUD site plan to ensure 
compliance with all standards and criteria of the Hamburg Township zoning ordinance, the 
master plan, village center master plan, and the Southeast Livingston County Greenways Plan 
where applicable. The planning commission then shall take action to recommend approval or 

8

Item 2.

https://library.municode.com/mi/hamburg_township%2C_(livingston_co.)/codes/code_of_ordinances?nodeId=PTICOOR_CH36ZO_ARTIIISIPLRE_S36-73PRRE


Hamburg Township  
Planning Commission 
April 17, 2024 
 

4 | P a g e  
 

denial of the final PUD site plan to the Township Board based upon compliance with the above 
referenced standards. 
 
(c) Upon receipt of the report and recommendation of the planning commission, the Township 
Board shall review all findings. If the Township Board determines that approval would be 
appropriate, it shall work with the application and the Township Attorney to prepare a 
development agreement setting forth the conditions upon which such approval is based. Such 
conditions shall include, where appropriate, identification of the phases and timetable for 
development, and an estimate of the costs of implementing each phase. 
 
(d) After approval by resolution of the Township Board, the development agreement shall be 
executed by the Township and the applicant and recorded in the county records. Approval shall 
be granted only upon the Township Board determining that all qualification requirements, 
conditions of approval, and provisions of this and other Township ordinances have been met, and 
that the proposed development will not adversely affect the public health, welfare and safety. 
Approval shall further be subjected to the condition that the contract will be properly recorded. 
 
(e)  Approval of a PUD site plan shall be effective upon recording the contract and filing proof of 
recording with the Township Clerk. 
 
(f)  Once an area has been included, within the boundaries of an approved PUD, no development 
may take place in the PUD except in accordance with the Township Board-approved PUD site 
plan. 
 
(g) Prior to any development within the area involved, an approved PUD site plan may be 
terminated by the applicant or the applicant's successors or assigns, by filing with the Township 
and recording in the county records an affidavit so stating. The approval of the plan shall 
terminate upon such recording. 
 
(h) No approved plan shall be terminated after development commences except with the 
approval of the Township Board and of all parties having an equity interest in the land. 
 
 
 
 
 
 
 
 
ZONING ORDINACE REGULATIONS: 
The subject sites are located within the Village Center (VC) and Village Residential (VR) 
Zoning District. The zoning district regulations are listed below with the GPUD process allows 
flexibility to the required regulations. Table 1 summarizes the zoning regulations that apply for 
the proposed project: 
 

Table 1 (Sheet AS1.00 Site Plan) 
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Landscaping:  
The final plan provides a tree removal plan and shows that many trees will need to be removed 
with a few existing trees to be preserved within the proposed open space park. 
 
Plan Page L101: Landscape Plan shows conceptual landscaping including the existing trees to 
remain and proposed new trees.  
 
The landscaping plan details two buffer areas: west and south.  Both proposed buffers provide 
more landscaping than is required.  The entire site (sans M-36) is wrapped in a 6’wooden fence. 
 
In the Zoning Regulations the Planning Commission may waive or reduce the buffer zone 
landscaping requirement if equivalent screening is provided by existing or planned parks, 
parkways, recreation areas, or by existing woodlands on the lot, and topographic or other natural 
conditions. Existing quality trees (hickory, oak, maple, ash) with a caliper at least eight inches 
shall count as two trees toward the above requirements.  

1. Where a six-foot-high continuous wall is required, such wall shall be a masonry wall, 
except that the planning commission may allow the substitution of a six-foot-high 
pressure-treated wood fence. 

2. Waiver for a 6-foot landscape buffer on the east and west side of development, phase 
two. 

 
Because this project is a General Planned Unit Development the landscape requirements can be 
set by the Development Agreement as part of the Planned Unit Development process and the 
Planning Commission does not need to officially waive the landscaping requirements.  
 
Lighting:  
The lighting plan of the project shows 21 lights along the main roadway all between M-36 and 
Campbell Rd.  
 
In the Village Center area, A consistent type of pedestrian scale ornamental lighting shall be 
provided along all sidewalks, within any off-street parking lots and along road frontages. 
 
 
 
 
Signs:  
Signs details were submitted for the VR and VC districts.  The submitted sign details appear to 
conform to the ordinance requirements. Any additional signage proposed for the project will be 
provided as a part of the final site plan review and shall meet the requirements of the zoning 
regulations. 
 
   
General. The overall design and mixture of uses shall be consistent with the intent 
of this district. Compatibility of uses shall be determined by the following:  

1. The uses shall not create noise, dust, odors, fumes or other nuisances that 
will have an obnoxious effect on surrounding residences.  

2. Traffic volumes generated by the use shall not have a negative impact on 
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surrounding residential character.  
3. Architecture shall meet the requirements of section 36-73(7).  
4. Location and use of yards shall contribute to the continuation of open space 

areas within the immediate vicinity.  
5. Location and design of landscaping and pedestrian areas shall be 

compatible with and enhance the area pedestrian and open space 
network.  

6. Location, size and types of architectural projections such as porches or 
awnings shall be compatible with other structures along the same block.  

7. Location, scale and design of signs shall be consistent with the character of 
other signs, street elements structures and uses located along the same 
street.  

8. Residential development shall be designed to be compatible with 
surrounding land uses, while providing a mixture of housing types to 
meet the varied needs of Township residents. 

 
Staff Analysis:  
The project has been designed to be compatible with the surrounding area and to 
have a downtown village appearance, creating a design to help foster community 
interaction. MDOT and the LCRC will require the developer to prepare a traffic 
study for this project and MDOT and LCRC approvals will be required as a part of 
the final site plan review.  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Sidewalks/pedestrian circulation. 

1. Site design shall demonstrate a special sensitivity to pedestrian circulation 
and safety. 

2. Sidewalks at least five feet wide and at least seven feet wide where abutting 
parking shall be provided along public streets and private roads; bike 
paths shall be required in locations designated in the Hamburg Village 
master plan or to provide linkages with existing or planned bikepaths. 

3. All developments shall provide pedestrian linkages between public 
sidewalks and the building entrances. 

 
Staff Analysis:  
The sidewalk system within the development has been designed to provide good 
pedestrian access within the site and to the surrounding areas both along M-36, 
Pearl Street, and Campbell St. The developer may wish to consider creating a 
pedestrian access route from the area off the sidewalk on Campbell Ct. in the 
development that is closest to the retail store at the gas station to allow easy access 
to this use.     
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 

12

Item 2.



Hamburg Township  
Planning Commission 
April 17, 2024 
 

8 | P a g e  
 

Architecture. 
1. Buildings shall possess architectural variety but enhance the overall 

cohesive and historic village character.  
2. Building architecture shall meet the standards of section 36-73(7).  
3. The first floor of front facades shall include at least 30 percent windows. 

The approximate size, shape, orientation and spacing shall match that 
of buildings on adjacent lots.  

4. The mass and proportion of structures shall be similar to structures on 
adjacent lots and on the opposite site of the street. Larger buildings may 
be broken-up with varying building lines and rooflines to provide a 
series of smaller scale sections which are individually similar in mass 
and proportion to surrounding structures.  

5. Buildings located on corner lots shall provide distinct and prominent 
architectural features or site elements which reflect the importance of 
the building's corner location and creates a positive visual landmark. An 
entry feature or site landmark shall be required at corners designated for 
such a feature in the Hamburg Village master plan. The architectural 
feature or site element shall be subject to planning commission 
approval. 

 
Staff Analysis:  
The proposed designs have utilized large front porches and with garages access 
along the roadways. The fronts of the nine proposed units will be accessed off a 
park area providing a unique feature to this tight community. The main street 
layout and the on-street parking is also utilized to provide a downtown village feel 
when entering this development.    
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GPUD Requirements:  
A. Location. A GPUD shall only be created on development sites within the 

Township which have a portion of the property located within the 
Neighborhood Service (NS), Community Service (CS), Mixed Use 
Development (MD), Village Residential (VR), or Village Center (VC) 
zoning districts.  

B. Size. A GPUD shall only be created on development sites one (1) acre in 
area or greater.  

C. Permitted Uses. 
  1. Uses that are listed as Permitted Uses or Special Uses in the underlying 
zoning district or uses identified in the underlying future land use category 
of the Township Master Plans may be permitted in a GPUD development.  
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Planned Unit Development Project Standards (Section 36-442) 
In considering any application for approval of any Planned Unit Development community 
site plan, the Planning Commission shall make their determinations on the basis of the 
standards for site plan approval set forth in Article 3 of this chapter, as well as the 
following standards and requirements:  
  
(1) 
A GPUD shall promote the goals and objectives of the Township master plan, and village center 
master plan. Including the intent and guidelines related to site design as stated in the 
transportation section of the master plan, and the village design chapter of the Hamburg 
Township village center master plan, where applicable. Along with other appropriate site design 
standards, guidelines, and principles, the following site development elements shall also be 
reviewed for consistency with the applicable guidelines of the master plan and the village center 
master plan: 
a. Sidewalks/pedestrian circulation. 
b. Parking/loading areas. 
c. Architecture. 
d. Signs. 
e. Street and access design. 
f. Lighting. 
g. Landscaping. 
 
This project has been designed to comply with the Village Center Master Plan. The future land 
use designation of the subject site is Village Core along M-36 and Village Residential-10 
everywhere else on the property. The Community Center/Office building was intentionally 
located on the site closer to M-36 and the residential component of the project has been 
proposed south of community center/ office building and the existing gas station. The project 
architecture of the structures and layout of the project has been created to meet the requirements 
in the Village Center Master Plan, Village Residential areas.  
 
(2) 
A GPUD shall result in a higher quality of development than could be achieved under 
conventional zoning. 
 
The project open space and the connections provided through the site result in a higher quality 
of development than could be achieved otherwise.  
 
 
(3) 
A GPUD shall not be created in situations where the same land use objectives can be 
accomplished by the application of conventional zoning provisions or standards without the need 
for variances. 
 
Because of the long roadway extension to access Campbell Street to the east and in creating the 
centralized public park/retention area on the site some regulatory flexibility is required for the 
development of the site.  

14

Item 2.



Hamburg Township  
Planning Commission 
April 17, 2024 
 

10 | P a g e  
 

 
 
(4) 
A GPUD may be created only when the proposed land use will not add public service and 
facility loads beyond those contemplated in the master plan or other applicable plans or policies 
of the Township unless the applicant can demonstrate to the sole satisfaction of the Township 
Board that such added loads will be accommodated or mitigated by the proponent as part of the 
GPUD or by some other means deemed acceptable to the Township Board. 
 
The proposed GPUD will add additional public service and facility loads envisioned by the 
Village center master plan.  The Township Board will confirm this in the final site plan review. 
 
(5) 
Creation of a GPUD shall establish land use patterns which are compatible with and protect 
existing or planned use. The use of the GPUD option shall not be for the purpose of avoiding 
applicable zoning requirements of the underlying zoning district. 
 
The proposed project is a General Planned Unit Development (GPUD). The proposed project 
meets most of the regulations of the zoning district. However, because of the layout of the 
project, the size of the landscape buffer has been reduced from 20 feet to 6 feet and in certain 
areas of the site. To soften the design of the project and to lessen the impact on the adjacent 
properties a continuous wall along the perimeter of the entire site has not been proposed as a 
part of the project.    
 
The Hamburg Township zoning ordinance states that the intent of the GPUD is to  

• Permit private development which is substantially in accordance with the goals and 
objectives of the Township Master Plan which and the Township Village Center Master 
Plan.  

• Permit regulatory flexibility to achieve development that comply with the Township's 
Master Plans in order to achieve economy and efficiency in the use of land, natural 
resources, energy and in the provision of public services and utilities;  to encourage the 
creation of useful open space particularly suited to the proposed development and parcel 
on which it is located;  and to provide appropriate housing, employment, services and 
shopping opportunities to satisfy the needs of residents of the Township of Hamburg. 

The GPUD should be laid out so that proposed uses, buildings, and site improvements relate to 
each other and to adjoining existing and planned uses in such a way that they will be compatible, 
with no material adverse impact of one use on another. 
 
It appears that the proposed project will meet the intent of the GPUD. By allowing this project 
some slight regulatory flexibility, the proposed development will be compatible with the Master 
Plan, provided needed multi-unit housing within the village area, achieve the efficient use of the 
land, and will provide important pedestrian connections and amenities in the village area.   
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(6) 
A GPUD shall not be allowed solely as a means of increasing the density or intensity of 
development. 
 
The density of the project is not increased over what would be allowed under the underlying 
zoning district. 
 
(7) 
A GPUD shall improve the appearance of the Township through quality building design and site 
development, the provision of trees and landscaping consistent with or beyond minimum 
requirements; the preservation of unique and/or historic sites or structures; and the provision of 
open space or other desirable features of a site beyond minimum requirements. 
 
The design of this project will improve the appearance of the Township and will provide needed 
connection through the site to the surrounding community, on street parking and high-quality 
design features. The proposed for-rent townhomes will also provide the Village area with a 
much-needed housing alternative to the existing single-family housing within the Village.     
 
 
 
Standards for Site Plan Review (Section 36-73).  
Compliance with the standards of this section are required as a part of the Final Site Plan review. 
Staff has included these standards into the review of the preliminary site plan to make sure that if 
the preliminary site plan review is approved the applicant is aware that the project will need to 
meet the requirement of this section once all the required information is submitted for final site 
plan review. In the review of all site plans, the Zoning Administrator and the Planning 
Commission shall endeavor to assure the following: 
a. The proposed development conforms to all provisions of this chapter.  

The proposed development has been designed to meet all the required site plan review 
requirements. See the development compliance review table on pages 3 to 7 of this report for 
information about how the proposed project would conform to all the provisions of the 
Zoning Ordinance regulations. 

 
b. All required information has been provided.  

The application is for the final site plan for the GPUD. It appears that the applicant has 
submitted adequate information for the planning commission review of the final site plan for 
the proposed GPUD project. All required information under section 36-73 and as to address 
the initial comments from the different agencies and reviewing bodies will be required prior 
to final site plan review. 
 

c. The movement of vehicular and pedestrian traffic within the site and in relation to 
access streets and sidewalks will be safe and convenient.  
The Township fire district and township engineer has reviewed the roadway and sidewalk 
layout of the project. The project has been designed to access both M-36 and Campbell Ct. 
providing two forms ingress/egress for the development. with one main roadway. The 
sidewalk system that is proposed will provide pedestrian connection to the units and 
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pedestrian access through the site from the multiuse trail and commercial along M-36 to the 
Village Area and the Lakelands trail via Pearl Street. The site has been designed to provide 
safe and convenient streets and sidewalks.   
 
MDOT approvals will also be required prior to issuance of a zoning permit for this project.  
 

d. The proposed development will be harmonious with existing and future uses in the 
immediate area and the community. 
The development will be harmonious with existing and future uses. 
  

e. The proposed development provides the necessary infrastructure improvements, such 
as roads, drainage, pedestrian facilities and utilities, to serve the site, and be adequately 
coordinated with the current and future use of adjacent properties.  
 
Please see attached engineer review. 

 
f. The applicable requirements of Township, county and state agencies are met regarding 

grading and surface drainage and for the design and construction of storm sewers, 
stormwater holding facilities, water mains, and sanitary sewers.  
See comments in item e above.  
 

g. Natural resources will be preserved to the maximum extent possible in the site design 
by developing in a manner which will not detrimentally affect or destroy natural 
features such as lakes, ponds, streams, wetlands, steep slopes, and woodlands.  
There are not any lakes, ponds, streams, wetlands, or steep slopes on the site. The site is 
wooded and most of the trees will be removed as a part of the project. The project does 
propose to preserve 61 existing trees.  
 

h. The proposed development shall respect the natural topography to the maximum extent 
possible by minimizing the amount of cutting, filling, and grading required.  
A detailed grading plan has been submitted. The subject property is relatively flat and the 
location of the improvements on the site have been placed on the areas with the least slope. 
The grading plan will be reviewed by the Township engineer. 
 

i. The proposed development will not cause soil erosion or sedimentation.  
Prior to issuance of a building permit for this project the Livingston County Drainage 
Commission will require approval of a soil erosion and sedimentation plan that meets the 
local and state requirements. 
 

j. Landscaping, including trees, shrubs and other vegetative material is provided to 
maintain, improve and/or restore the aesthetic quality of the site.  
A detailed landscape plan has been provided as a part of the GPUD final site plan review. 
The landscaping will help screen the project from the surrounding homes and help to restore 
the aesthetic quality of the site.    
 

k. Conformance to the adopted Hamburg Township Engineering and design standards.  
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The township engineer has done a review of the final plans and project layout. The 
engineering comments are attached.  If the GPUD final site plan is approved the application 
will address the engineering comments and will be required to comply with all Hamburg 
Township Engineering and design standards prior to the issuance of a land use permit. 
  

l. All proposed commercial, office, industrial, institutional and multiple-family 
development shall utilize quality architecture to ensure that buildings are compatible 
with surrounding uses, protect the investment of adjacent landowners, blend 
harmoniously into the streetscape and meet the objectives the Township master plan. 
New buildings, additions and renovations shall be designed to preserve or complement 
the design character of existing development, provide visual harmony between old and 
new buildings, and create a positive image for the Township's various commercial 
shopping nodes. Commercial, office, industrial, institutional and multiple-family 
architecture shall be reviewed by the planning commission under the following criteria:  
1.Buildings shall front towards and relate to the public street. Buildings shall be located 

to create a defined streetscape through uniform setbacks and proper relationship to 
adjacent structures. Proper relationship to existing structures in the area shall be 
maintained through building mass, proportion, scale, roofline shapes and rhythm. 
Buildings within the area designated on the master plan and Village Center master 
plan as the "Hamburg Village" shall be compatible with the historic character of the 
unincorporated place commonly referred to as the "Old Hamburg Village."  

2.Building materials and colors shall relate well and be harmonious with the 
surrounding area. Roof shape and materials shall be architecturally compatible with 
adjacent buildings and enhance the predominant streetscape. For any side of a 
principal building facing a public or private street, at least 50 percent of the facade 
shall be constructed of, or covered with, the following materials:  

1. Brick;  
2. Fluted or scored concrete block;  
3. Cut stone;  
4. Vinyl siding;  
5. Wood siding;  
6. Glass; or  
7. Other materials similar to the above as determined by the 

planning commission.  
3.Buildings shall possess architectural variety, but enhance the overall cohesive 

community character. Buildings shall provide architectural features, details and 
ornaments such as archways, colonnades, towers, cornices or peaked rooflines.  

4.Building walls over 100 feet in length shall be broken up with a combination of the 
following: varying building lines, windows, architectural accents and trees.  

5.Building entrances shall utilize windows, canopies and awnings; provide unity of 
scale, texture, and color; and provide a sense of place. 

6.Where the rear facade of a building will be visible from a residential zoning district, 
or the rear of the site will be used for public access or parking, such rear facade shall 
be constructed to a finished quality comparable to the front facade. 

7.Signs, landscaping, lighting and other site elements shall be coordinated and 
compatible with the building design, as well as harmonious with other nearby 
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developments.  Developments shall provide site features such as decorative entry 
signs, ornamental lighting, pedestrian plazas and/or pedestrian furniture. 

The proposed layout and structures on the site have been designed to be compatible with the 
village character of the ‘Old Hamburg Village” and to comply with the Village Center Master 
Plan.  
 
The proposed streetlights shall match the required street lighting in the Village Center Master 
plan and shall be appropriately spaced along the entirety of the main roadway and lower level 
pedestrian lighting shall be used in the park to allow safe access to the fronts of the nine houses 
that front this park area.  
 
 
RECOMMENDATIONS:  
 
The Planning Commission should review and discuss the final GPUD site plan application, the 
submitted materials including the project plans, the staff report, and any information presented 
at the public meeting; and either recommend approval or denial of the preliminary site plan for 
the GPUD to the Township Board.  
 
Example Approval Motion:  
The Planning Commission recommends approval of the final GPUD site plan, as shown on 
project plan (Exhibit A), to the Township Board because the project as conditioned it is 
consistent with the requirements of the General Planned Unit Development regulations and 
will be able to meet site plan review standards of the zoning ordinance as discussed at the 
meeting tonight and presented in the staff report with the following conditioned of approval:     
 
 
 
Suggested Condition 1:  
Prior to the issuance of a land use permit as needed all appropriate approvals from local, county, 
state, and federal agencies, including, but not limited to, Hamburg Township Fire, Accessor, and 
Public Works Departments, the Livingston County Road Commission, Drain Commissioner, and 
Health Department; and the Michigan Department of Environment, Great Lakes and Energy and 
Transportation shall be received.  
   
 
Suggested Condition 2 
A development agreement including master deeds and bylaws will be submitted for this project. 
This agreement will be reviewed by the Township Attorney. This agreement shall include a cross 
access agreement that allows public use of the private roadways, sidewalks and parks within the 
project. 
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Next Steps: 
If the Planning Commission recommends approval of the final GPUD site plan, the Township 
Board shall consider the Planning Commission recommendation and shall take action to approve, 
deny or remand the site plan back to the Planning Commission for further review.   
  
 The Planning Commission shall review the submitted Final GPUD site plan to insure 
compliance with all standards and criteria of Article 3 Site Plan Review and Article 12, Planned 
Unit Development.  The Planning Commission then takes action to recommend approval or 
denial of the Final GPUD site plan to the Township Board based upon compliance with the 
above referenced standards.  
  
Upon receipt of the report and recommendation of the Planning Commission, the Township 
Board shall review all findings.  If the Township Board determines that approval would be 
appropriate, it shall instruct the Applicant to work with the Township Attorney to prepare a 
development agreement setting forth the conditions upon which such approval is based.  Such 
conditions shall include, where appropriate, identification of the phases and timetable for 
development, and an estimate of the costs of implementing each phase.  
  
After approval by resolution of the Township Board, the Development Agreement shall be 
executed by the Township and the applicant and recorded in the County records.  Approval shall 
be granted only upon the Township Board determining that all qualification requirements, 
conditions of approval, and provisions of this and other Township Ordinances have been met, 
and that the proposed development will not adversely affect the public health, welfare and safety. 
Approval shall further be subjected to the condition that the contract will be properly recorded.  
 
Exhibits:  
Exhibit A: Project Application. 
Exhibit B: Final GPUD site plan and other project plans.    
Exhibit C: Hamburg Township Fire Department Initial Review 
Exhibit D: Hamburg Township Engineering Consultant Review  
Exhibit E: Outside agency reviews. 
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UTILITY NOTES

PROPOSED STORMWATER PIPING

PROPOSED SANITARY LINE

PROPOSED WATER LINE

PROPOSED CATCH BASIN STRUCTURE

PROPOSED MANHOLE STRUCTURE /
WATER QUALITY UNIT

UTILITY LEGEND

PROPOSED WATER STRUCTURES

PROPOSED SANITARY CLEANOUT

NORTH
Know what's below.

before you dig.Call

R

C5.0

SANITARY AND WATER BASIS OF DESIGN CALCULATION

DETENTION BASIN A CALCULATIONS

PR. ABOVEGROUND
DETENTION BASIN

82,172 CF
FB 913.00

HW: 912.00
LW: 904.00

PROPOSED DRAINAGE BOUNDARY

OUTLET CONTROL STRUCTURE CALCULATION
100 YEAR OUTLET CONTROL CALCULATIONS:
Detention Oriface Design
Head Difference (H): 911.91 - 904.00 = 7.91 FT
QEX = 0.25 cfs
QEX = Co x Ao x (2 x g x h x 0.4)0.5; Co = 0.62; h = 7.91
Ao = [0.25 cfs / (0.62 x (2 x 32.2 x 7.91ft x 0.4)0.5 ] x 144 = 4.0677068 sq in
Dia = 2 x (A/pi)0.5 = 2.276". Use (1) 2.25" Dia Hole = 3.9760782 sq in (0.027612 sqft)
Q = 0.62 x 0.027612 x (2 x 32.2 x 7.91 x 0.4)0.5 = 0.244 cfs

CONTRACTOR TO PLACE
RIP RAP AS PER
APPLICABLE STANDARDS
AFTER EX CULVERT HAS
BEEN CUT BACK 2FT

64 LF 12" SCH 40 PVC
@0.32%

58 LF 12" RCP CL IV @0.32%

91 LF 12" RCP CL IV @0.32%

42 LF 18" RCP CL IV @0.18%

62 LF 18" RCP CL IV @0.18%

68 LF 18" RCP CL IV @0.18%

18 LF 18" RCP CL IV @0.18%

36 LF 18" RCP
CL IV @0.22%

108 LF 18" RCP CL IV @0.28%

147 LF 21" RCP CL IV @0.16%

41 LF 21" RCP CL IV @0.20%

84 LF 21" RCP CL IV @0.20%

29 LF 21" RCP CL IV @0.20%

43 LF 12" RCP CL IV @0.32%

37 LF 10" RCP CL IV @ 1.0%

36 LF 12" RCP CL IV @0.32%

117 LF 12" RCP CL IV @0.32%

157 LF 15" RCP CL IV @0.23%

52 LF 21" RCP CL IV @0.15%

212 LF 21" RCP CL IV @0.15%

79 LF 21" RCP CL IV @0.15%

32 LF 21" RCP CL IV @0.15%

81 LF 12" RCP CL IV @0.32%

42 LF 15" RCP CL IV @0.23%

81 LF 12" RCP CL IV @0.32%

FUTURE PLAN

24"24"

72" Ø

UNDERGROUND OUTLET STRUCTURE

REFER TO SHEET C3.0 E. MICHIGAN SITE
LAYOUT AND PAVING PLAN WINDOW FOR
CONTINUATION OF WORK ALONG E.
MICHIGAN

29
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1. ALL CONSTRUCTION PROCEDURES AND MATERIALS SHALL CONFORM TO THE CURRENT STANDARDS AND SPECIFICATIONS OF CITY OF HAMBURG A ALL CONSTRUCTION PROCEDURES AND MATERIALS SHALL CONFORM TO THE CURRENT STANDARDS AND SPECIFICATIONS OF CITY OF HAMBURG A CITY OF HAMBURG A  A PRE-CONSTRUCTION MEETING SHALL BE SCHEDULED BY CITY OF HAMBURG AND HELD PRIOR TO THE START OF CONSTRUCTION. CITY OF HAMBURG AND HELD PRIOR TO THE START OF CONSTRUCTION.  AND HELD PRIOR TO THE START OF CONSTRUCTION. 2. CONTRACTOR MUST CONTACT MISS DIG (811) AT LEAST THREE WORKING DAYS PRIOR TO THE START OF CONSTRUCTION FOR UNDERGROUND UTILITY CONTRACTOR MUST CONTACT MISS DIG (811) AT LEAST THREE WORKING DAYS PRIOR TO THE START OF CONSTRUCTION FOR UNDERGROUND UTILITY LOCATIONS. ALL UTILITIES SHALL BE STAKED BEFORE CONSTRUCTION BEGINS. 3. ALL WATER MAIN EASEMENTS SHALL BE PROVIDED PRIOR TO CONSTRUCTION AND ACCEPTANCE OF THE WATER DISTRIBUTION SYSTEM. ALL WATER MAIN EASEMENTS SHALL BE PROVIDED PRIOR TO CONSTRUCTION AND ACCEPTANCE OF THE WATER DISTRIBUTION SYSTEM. 4. WATER MAINS SHALL BE CONSTRUCTED WITH A MINIMUM COVER OF 6 FEET BELOW FINISHED GRADES, INCLUDING OPEN DRAINAGE COURSES. WATER MAINS SHALL BE CONSTRUCTED WITH A MINIMUM COVER OF 6 FEET BELOW FINISHED GRADES, INCLUDING OPEN DRAINAGE COURSES. 5. ALL TRENCHES UNDER OR WITHIN A 1:1 RATIO OF EXISTING OR PROPOSED PAVEMENT OR DRIVEWAYS, SHALL BE BACKFILLED WITH COMPACTED CLASS ALL TRENCHES UNDER OR WITHIN A 1:1 RATIO OF EXISTING OR PROPOSED PAVEMENT OR DRIVEWAYS, SHALL BE BACKFILLED WITH COMPACTED CLASS II SAND TO GRADE (95% MAXIMUM UNIT DENSITY). 6. WHERE TWO UTILITIES CROSS, PROVIDE CLASS II BACKFILL MATERIAL IN SIX (6) INCH COMPACTED LAYERS TO TOP HIGHEST UTILITY. WHERE TWO UTILITIES CROSS, PROVIDE CLASS II BACKFILL MATERIAL IN SIX (6) INCH COMPACTED LAYERS TO TOP HIGHEST UTILITY. 7. WHERE WATER MAINS DIP UNDER OTHER UTILITIES, THE SECTIONS WHICH ARE DEEPER THAN NORMAL SHALL BE CONSTRUCTED WITH 11-1/4  VERTICAL WHERE WATER MAINS DIP UNDER OTHER UTILITIES, THE SECTIONS WHICH ARE DEEPER THAN NORMAL SHALL BE CONSTRUCTED WITH 11-1/4° VERTICALBENDS, 22    OR 45  BENDS MUST BE RODDED AND PROPERLY ANCHORED. 12° OR 45° BENDS MUST BE RODDED AND PROPERLY ANCHORED.8. ALL PRECAST CONCRETE GATE WELL SECTIONS SHALL BE IN ACCORDANCE WITH A.S.T.M. C478, STANDARD SPECIFICATIONS FOR PRECAST REINFORCED ALL PRECAST CONCRETE GATE WELL SECTIONS SHALL BE IN ACCORDANCE WITH A.S.T.M. C478, STANDARD SPECIFICATIONS FOR PRECAST REINFORCED CONCRETE MANHOLE SECTIONS. WALL THICKNESS SHALL BE AS SHOWN ON THESE DETAILS. ALL JOINTS FOR PRECAST CONCRETE GATE WELL SECTIONS SHALL BE "MODIFIED GROOVE TONGUE" WITH GASKET MANUFACTURED TO CONFORM WITH A.S.T.M. C443, STANDARD SPECIFICATION FOR JOINTS FOR CIRCULAR CONCRETE SEWER AND CULVERT PIPE USING RUBBER GASKETS. 9. CONTRACTOR SHALL INSTALL VALVES, TAPPING SLEEVES, AND GATE WELL STRUCTURES IN STRICT COMPLIANCE WITH MEASUREMENTS PROVIDED ON CONTRACTOR SHALL INSTALL VALVES, TAPPING SLEEVES, AND GATE WELL STRUCTURES IN STRICT COMPLIANCE WITH MEASUREMENTS PROVIDED ON SHEET 1 (2'-0" BETWEEN GATE WELL WELL AND CENTERLINE OF OPERATING NUT) TO ALLOW PROPER OPERATION OF VALVE THROUGH GATE WELL OPENING. 10. ALL CROSS-CONNECTION CONTROL DEVICES SHALL BE INSTALLED AS REQUIRED BY THE PLYMOUTH TOWNSHIP PLUMBING INSPECTOR AND IN ALL CROSS-CONNECTION CONTROL DEVICES SHALL BE INSTALLED AS REQUIRED BY THE PLYMOUTH TOWNSHIP PLUMBING INSPECTOR AND IN ACCORDANCE  WITH THE STANDARDS OF THE LIVINGSTON COUNTY COUNTY DRAIN COMMISSIONER OPERATION AND MAINTENANCE DIVISION AND THE MICHIGAN DEPARTMENT OF ENVIRONMENTAL QUALITY, DIVISION OF DRINKING WATER AND RADIOLOGICAL PROTECTION. 11. ALL WATER SERVICE CONNECTIONS TWO (2) INCHES AND SMALLER SHALL BE MADE BY CITY OF HAMBURG, DEPARTMENT OF PUBLIC SERVICES AFTER ALL WATER SERVICE CONNECTIONS TWO (2) INCHES AND SMALLER SHALL BE MADE BY CITY OF HAMBURG, DEPARTMENT OF PUBLIC SERVICES AFTER WATER MAIN ACCEPTANCE AND APPLICABLE PERMITS ARE OBTAINED. 12. ALL FITTINGS AND BENDS SHOULD BE BLOCKED IN ACCORDANCE WITH THRUST BLOCK DETAILS, UNLESS ALTERNATE THRUST RESTRAINT SYSTEM, AS ALL FITTINGS AND BENDS SHOULD BE BLOCKED IN ACCORDANCE WITH THRUST BLOCK DETAILS, UNLESS ALTERNATE THRUST RESTRAINT SYSTEM, AS INDICATED PLANS AND SPECIFICATIONS, IS APPROVED BY CITY OF HAMBURG DEPARTMENT OF PUBLIC SERVICES. 13. EXISTING SEWER LEADS SHALL BE FIELD VERIFIED AND DETERMINED FEASIBILITY FOR REUSE. ANY BUILDINGS TO BE DEMOLISHED WILL HAVE THEIR EXISTING SEWER LEADS SHALL BE FIELD VERIFIED AND DETERMINED FEASIBILITY FOR REUSE. ANY BUILDINGS TO BE DEMOLISHED WILL HAVE THEIR LEADS CAPPED AT THE SEWER MAIN.
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PROPOSED USEAGE MULTI-FAMILY RESIDENTIAL  0.75 PER RESIDENCE  40 UNITS * 0.75 = 30.0 REU 0.75 PER RESIDENCE  40 UNITS * 0.75 = 30.0 REU 40 UNITS * 0.75 = 30.0 REU SALES OFFICE     0.40 PER 1,000 SF   1,330 SF *    = 0.53 REU 0.40 PER 1,000 SF   1,330 SF *    = 0.53 REU 1,330 SF *    = 0.53 REU 0.401000  = 0.53 REU SERVICE STATION    0.25 PER PUMP   24 PUMPS * 0.25 = 6.0 REU 0.25 PER PUMP   24 PUMPS * 0.25 = 6.0 REU 24 PUMPS * 0.25 = 6.0 REU SERVICE STATION    0.40 PER 1,000 SF   7,990 SF *    = 3.20 REU 0.40 PER 1,000 SF   7,990 SF *    = 3.20 REU 7,990 SF *    = 3.20 REU 0.401000  = 3.20 REU TOTAL REU = 39.73. USE 40.0 REU POPULATION EQUIVALENT =        3.5 Persons per R.E.U. =        3.5 Persons per R.E.U. POPULATION           =        140 Persons AVERAGE FLOW RATE  =       100 Gallons per capita per day =       100 Gallons per capita per day AVERAGE FLOW RATE  =       (350 GPD/REU)*(40.0 REU) = 14,000 GPD = 0.0217 CFS =       (350 GPD/REU)*(40.0 REU) = 14,000 GPD = 0.0217 CFS PEAK FACTOR   =       (18 + SQRT(Pop/1000))/(4+SQRT(Pop/1000)) = 4.20 =       (18 + SQRT(Pop/1000))/(4+SQRT(Pop/1000)) = 4.20 PEAK FLOW   =       (4.20)*(0.0217 CFS) = 0.091 CFS=       (4.20)*(0.0217 CFS) = 0.091 CFS
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Total Drainage Area (A) = 5.54 Acres (241,116 SF) C (Paved)=  0.90 ,   C (Grass) = 0.20 , C (Pond) = 1.00, ,   C (Grass) = 0.20 , C (Pond) = 1.00, , C (Pond) = 1.00, Weighted Value C /C =(163,189 SF)*(0.90)= 146,870 SF BLDG/C =(163,189 SF)*(0.90)= 146,870 SF PAVED=(163,189 SF)*(0.90)= 146,870 SF Weighted Value Cpond=(14,047 SF)*(1.00)=14,047 SF Weighted Value C  = (63,880 SF)*(0.20) = 12,776 SF GRASS = (63,880 SF)*(0.20) = 12,776 SF C  = (146,870 SF + 14,047 SF + 12,776 SF) / 241,116 SF = 0.72 AVG = (146,870 SF + 14,047 SF + 12,776 SF) / 241,116 SF = 0.72 Tc = 15 min; C = 0.72; A = 5.54 acres; Qall = 0.20 cfs/acre Required Water Quality Volume V  =   x 43,560 x A x C =   * 43,560 * 5.54acres * 0.72 = 14,479 CF wq =   x 43,560 x A x C =   * 43,560 * 5.54acres * 0.72 = 14,479 CF 1in12in x 43,560 x A x C =   * 43,560 * 5.54acres * 0.72 = 14,479 CF 1in12in * 43,560 * 5.54acres * 0.72 = 14,479 CF Required Channel Protection Volume Vcp =   x 43,560 x A x C =   x 43,560 x 5.54acres x 0.72 = 18,823 CF 1.3in12in x 43,560 x A x C =   x 43,560 x 5.54acres x 0.72 = 18,823 CF 1.3in12in x 43,560 x 5.54acres x 0.72 = 18,823 CF Required Extended Detention Volume Ved =   x 43,560 x A x C =   x 43,560 x 5.54acres x 0.72 = 27,511 CF   1.9in12in x 43,560 x A x C =   x 43,560 x 5.54acres x 0.72 = 27,511 CF   1.9in12in x 43,560 x 5.54acres x 0.72 = 27,511 CF   Extended Detention Volume Discharge Rate Qed =   =   = 0.159 cfs Ved  (48hr)x(60min)x(60sec) =   = 0.159 cfs 27,511 CF (48hr)x(60min)x(60sec) = 0.159 cfs 100 Year Storm Inlet Rate Q  = C x A x (30.2033 x 100 ) / (Tc + 9.1747) )  100in = C x A x (30.2033 x 100 ) / (Tc + 9.1747) )  0.2203) / (Tc + 9.1747) )  0.8069)  = 0.72 x 5.54acres x (30.2033 x 100 ) / (15min + 9.1747) ) = 25.43 cfs 0.2203) / (15min + 9.1747) ) = 25.43 cfs 0.8069) = 25.43 cfs 100 Year Storm Allowable Outlet Rate Qall Lesser of restricted rate for drain or Variable release rate (Qvrr) Qvrr = 0.20 cfs/acre x A = 0.20 cfs/acre x 5.54 acres = Qall = 1.11 cfs Required 100 year Storm Detention Volume based on County Standards Storage Curve Factor = R = 0.206 - (0.15)(ln( )) = 0.206 - (0.15)(ln( )) = R = 0.676 QallQ100in)) = 0.206 - (0.15)(ln( )) = R = 0.676 1.11cfs25.43cfs)) = R = 0.676 100 Year Storm Volume In = V  = 18,985 x C x A = 18,985 x 0.72 x 5.54acres = 75,727 CF 100in = 18,985 x C x A = 18,985 x 0.72 x 5.54acres = 75,727 CF Required 100 Year Storm Storage Volume Above Outlet = V  = V  x R - Vcp credit 100det = V  x R - Vcp credit 100in x R - Vcp credit = (75,727 CF x 0.676) - 0 CF = 51,192 CF (75,727 CF x 0.676) - 0 CF = 51,192 CF Total 100 year storm storage volume > Extended Detention Volume, therefore; required detention volume is  51,192 CF  LCRC review Requirements: Rate of stormwater flow and volume discharge to Livingston Street is to be  Rate of stormwater flow and volume discharge to Livingston Street is to be equal to or less than that of the pre existing condition of the proposed development. Existing drainage within the proposed development that drains towards the existing culvert on Livingston Street is as follows: Tatal Area 7,252 SQFT (0.17 AC) made up of 3,417 SQFT Gravel with C=0.5 and 3,835 SQFT Grass with C=0.2. Cavg=0.34. Tc = 15 Min, I =- 4.38"Hr resulting in a Qex = 0.25 CFS. Qex = 0.25 < Qall = 1.11. Therefore use Qex = 0.25 CFS New Storage Curve Factor= 0.206 - (0.15)(ln( )) = R = 0.899 0.25cfs25.43cfs)) = R = 0.899 New Required 100 Year Storm Storage Volume Above Outlet = V  = V  x R - Vcp credit 100det = V  x R - Vcp credit 100in x R - Vcp credit (75,727 CF x 0.899) - 0 CF = 68,079 CF Total 100 year storm storage volume > Extended Detention Volume, therefore; required detention volume is  68,079 CF V  = 68,079 CF (ELEV 904.00 TO 911.18) propdet = 68,079 CF (ELEV 904.00 TO 911.18) Existing 100 Yr Storm Volume of the pre existing condition of the proposed development =  18,985 x C x A = 18,985 x 0.20 x 5.54acres = 21,035 CF ELEV of OUTLET  = 101,686 CF (AT ELEV 913) - 21,035 CF (V )= 80,651 CF @ ELEV 911.91. EX100)= 80,651 CF @ ELEV 911.91. BASIN 12" OUTLET AT ELEVATION 911.91. NOTE: DETENTION BASIN CALCULATIONS SUBJECT TO RESULTS OF SOIL INFILTRATION AND GEOTECHNICAL ANALYSIS. 
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COMMUNITY MAIL BOX REQUIRED STREET LIGHTING

E. MICHIGAN 36

Building A
Community Center

1 Story
1,395 GSF

Building H
2 STORY - 5 UNIT

MULTI-FAMILY
5,925 GSF

PARKING SUMMARY - Parcel B (Service Station)
  Regulation   Required   Provided

29 Spaces Required Including 2 Accessible SpaceTotal 37 Spaces Provided Including
4 Accessible Parking Spaces

Site
Requirement

37 Lot Parking Spaces +

VC Standard Fixtures to be
Provided @ 50' O.C.
RE: Photometric Plan sheet AS.03

HAMBURG
SERVICE STATION
(Parcel B )

HAMBURG
TOWNHOMES
(Parcel A)

BUILDING E
2 STORY: 4 UNITSMUTLI-FAMILY3,625 GSF

BUILDING F
2 STORY
4 UNITS

MUTLI-FAMILY
3,625 GSF

BUILDING G
2 STORY
4 UNITS

MUTLI-FAMILY
3,625 GSF

BUILDING I
2 STORY - 4 UNIT

MULTI-FAMILY
4,737 GSF

LI
VI

N
G

ST
O

N
 S

TR
EE

T

GAS STATION
2 STORY  W/

CONVENIENCE STORE
5,475 SF

MIXED USE
RETAIL/

RESIDENTIAL
 2 STORY
2,400 SF

C
A

M
P

B
E

LL
 C

T.
 (P

R
IV

A
TE

)

NORTH

SCALE: 1" = 40'1
Site Plan

Parcel I.D.    

SITE DATA

Lot Area      Parcel A -194,357 Sq. Ft. / Parcel B - 61,961 Sq. Ft.

  Regulation   Information

Zoning      VC - Village Center/ VR- Village Residential

Address      7620 E. M-36 & 10303 Hamburg Rd. Hamburg Twp, MI

Lot Area Combined:     256,501 Sq. Ft. (5.88 Acres)

#4715-25-101-078  /  #4715-25-200-025 /
#4715-25-200-024 / #4715-25-200-023

ZONE
TOW AWAY

FIRE LANE

PARKING
STANDING
STOPPING

NO 

VAN 
ACCESSIBLE

RESERVED
PARKINGPARKING

RESERVED

ADA SIGN DETAILS

ZONING SCHEDULE OF REGULATIONS

  Regulation   Required

Setbacks

Building Height

  Provided - Parcel A

2 Stories / 23'-9"  22'-6" TownhomeVR / VC : 35' / 2.5 Stories

Maximum Lot
Coverage
building/parking

VR: 35/40
VC: 50/80

PARKING SUMMARY - Parcel A (Townhomes)
  Regulation   Required   Provided

63.5  Spaces RequiredTotal 67 Spaces Provided

Site
Requirement

1.5 Spaces /Unit:
1.5/40 units= 60 Spaces
+ Community Center 1 Space / 400 SF
= 3.5 Spaces

15 Street Parking Spaces (Guest)
 + 40 Garage Parking Spaces
 + 8 Lot parking spaces @ service station
4 Spaces by Community Center

  Provided - Parcel B

1,500 SF/ PER UNIT
60,000 SF REQ. OPEN
SPACE

Open Space

Max. Dwelling
unit per Acre

Min. Lot Area

VR: 8 / Acre
VC: 10 / Acre

VR: 80 SF
VC: 65 SF

24% (15,145 SF)
87% (54,118 SF)

2,036 SF / Unit Provided
(81,447 SF)

BUILDING B, C, D & E

Front: 62'-0
Side:  64'-6"
          11'-7"
Rear: 133'-10"

4.46 Acre - 194,357 Sq. Ft. 1.4 Acre - 61,961 Sq. Ft.

2 Story - 24' Height

7,843 SF

VR Zoning
Front: 20'
Side: 10'
Rear: 25'

VC Zoning
Front: 20'
Side:10'
Rear: 15'

Garage:
5' From Building Line

10' Between each building

BUILDING J
2 STORY
7 UNIT

MULTI-FAMILY
6,384 GSF

(Townhomes) (Service Station)

Service Station: 1 Space / Stall + 1 Employee
            = 13 Spaces Retail:
Retail: 1 Space / 150 SF = 16 Spaces

Zoning: VR

Zoning: VC

21% Building (40,201 SF)
58 % Total Impervious (112,910 SF)

BUILDING C
2 STORY
4 UNITS

MUTLI-FAMILY
3,625 GSF

BUILDING D
2 STORY
4 UNITS

MUTLI-FAMILY
3,625 GSF

BUILDING B
2 STORY
4 UNITS

MUTLI-FAMILY
3,625 GSF

NORTH

SCALE: 1/128"=1'-0"2
Zoning Map
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HAMBURG SERVICE STATION (Parcel B )
Phase I

HAMBURG TOWNHOMES (Parcel A)
Phase II

BUILDING F

Front: 491'-10"
Side: 68'-0"
         28'-8"
Rear: 15'-0"

BUILDING
H& I
Front:50'-0"
Side: 33'-7"
        178'-3"
Rear:157'-9"

BUILDING J

Front: 64'-1"
Side: 11'-7"
         16'-11"
Rear: 15'-1"

SERVICE STATION

Front: 193'-8"
Side:   25'-6"
           51'-1"
Rear:   88'-6"

RETAIL MIXED USE

Front: 58'-0"
Side:  20'-0"
          58'-8"
Rear:  276'-1"

BUILDING A : COMMUNITY CENTER

Front: n/a
Side: 15'-0"
          90'-3"
Rear: 15'-1"

1 Story/13'-3"  Community center

CANOPY

Front: 65'-8"
Side: 34'-2"
         30'-9"
Rear: 227'-9"

GAS STATION CANOPY
W/ 17'-0" Height

BUILDING G

Front: 72'-5"
Side: 93'-4"
         133'-2"
Rear:  385'-1"

PARCEL A& B COMBINED TOTAL BUILDING COVERAGE  65%

PARCEL A& B COMBINED OPEN SPACE  77,776 SF

Canopy - 17' Height

40 Dwelling units /4.46 Acre
10 unit/Acre

2 Dwelling units /1.4 Acre
2 unit/Acre

NORTH

SCALE: 1/128"=1'-0"3
Proposed Zoning Map
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E. MICHIGAN 36

HAMBURG
SERVICE STATION
(Parcel B )

HAMBURG
TOWNHOMES
(Parcel A)
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N
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N
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B
E

LL
 C

T.
 (P
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HAMBURG SERVICE STATION (Parcel B )
Phase I

HAMBURG TOWNHOMES (Parcel A)
Phase II

SIGNS- Parcel A (Townhomes)
  Regulation   Required   Provided

RESIDENTIAL
DISTRICT
VR

Sec. 36-476 a.
Residential Development sign. one Freestanding Monument or
wall sign to be located within 50' of entrance, not to exceed 32
SF in area

1 Freestanding Monument 32 SF H
A

M
B

U
R

G
R

D
.

SIGNS- Parcel B (Gas Station)
  Regulation   Required   Provided

NONRESIDENTIAL
DISTRICT
VR

Sec. 36-476 b.
Nonresidential sign: one Freestanding Monument and one wall
sign. Freestanding sign not to exceed 20 SF in area.

1 Freestanding Monument 20 SF

SCALE: 1"= FULL3
Monument Sign Gas Station

SCALE: 1"= FULL2
Monument Sign Residential Sign

SCALE: 1"= FULL1
Wall Sign 

SIGNS- Parcel B (Wall Sign)
  Regulation   Required   Provided

NONRESIDENTIAL
DISTRICT
VR

Sec. 36-476 b.
The wall sign not to exceed 1SF for every two linear feet of
building frontage, or 100 square feet, whichever is less.

5 Wall-Sign (1SF Each)

NORTH

SCALE: 1" = 40'1
Sign Master Plan 
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E. MICHIGAN 36

Zoning: VC

LI
VI

N
G

ST
O

N
 S

TR
EE

T

C
A

M
P

B
E

LL C
T. (P

R
IVA

TE
)

MINIMUM SPECIFICATIONS SECTION D103.1

ZONE
TOW AWAY

FIRE LANE

PARKING
STANDING
STOPPING

NO 

FIRE LANE SIGN DETAIL

FIRE TRUCK

Community Center

Building H

BUILDING B

BUILDING C

BUILDING D

BUILDING E

BUILDING
G

BUILDING I

2 STORY GAS STATION
W/ CONVENIENCE

STORE

 2 STORY
MIXED USE

RETAIL/
RESIDENTIAL

BUILDING
F

BUILDING
J

GAS STATION CANOPY
W/ 17'-0" Height

HAMBURG SERVICE STATION (Parcel B )
Phase I

HAMBURG TOWNHOMES (Parcel A)
Phase II

NORTH

SCALE: 1"=40'1
Fire Truck Access Plan

Final PUD 03.08.24
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STREETLIGHTS WITHIN THE VC/VG DISTRICT MUST BE AS
SPACED 50' O.C.

PARKING LIGHTING MAY BE A SHOEBOX DESIGN WITH
MAXIMUM HEIGHT OF 20 FEET AND PAINTED BLACK.

ADDITIONAL LIGHTING IS RECOMMENDED AND MAY
INCLUDE BUILDING AND SIGNAGE LIGHTING AS WELL AS
ACCENT UP-LIGHTS ON BUILDING OR AT LANDSCAPING.

STREET LIGHT

REQUIRED STREET LIGHTING
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33

Item 2.

AutoCAD SHX Text
DESIGNHAUS

AutoCAD SHX Text
3/8/2024

AutoCAD SHX Text
AS1.03 Photometric Plan.dwg

AutoCAD SHX Text
SM

AutoCAD SHX Text
1'-0"

AutoCAD SHX Text
16'-0"

AutoCAD SHX Text
2'-3"



2

4

4

6

7

6

9

9

Revision/Issue Date

33
00

 A
U

B
U

R
N

 R
D

. 
S

U
IT

E
 3

00
A

U
B

U
R

N
 H

IL
L

S
, 

M
I 

4
8

3
2

6

T:
24

8.
60

1.
44

22
 F

:2
48

.4
53

.5
85

4

W
W

W
.D

E
S

IG
N

H
A

U
S

.C
O

M
IN

F
O

@
D

E
S

IG
N

H
A

U
S

.C
O

M

DE
SI

GN
HA

US
AR

C
H
IT
EC

TU
R
E

ES
T

19
98

REV Preliminary PUD

REV Preliminary PUD

PUD Preliminary SP

PUD Preliminary Rev 5.27.22

7.24.23

11.17.23

01.19.24

---
-

H
am

bu
rg

 T
w

p.
, M

I
76

20
 a

nd
 1

03
03

 H
am

bu
rg

 R
d.

Ha
mb

urg
 Vi

lla
ge

 To
wn

ho
me

s
Tre

e R
em

ova
l a

nd
Pre

se
rva

tio
n P

lan

022065

L100

EXISTING TREE TO BE REMOVED

EXISTING TREE TO REMAIN

TREE PROTECTION DETAIL

TO REMAIN

GENERAL NOTES

TREES TO BE REMOVED
EXISTING TREES

NORTH

SCALE: 5/256" = 1'1
Tree Removal and Preservation Plan

Final PUD 03.08.24

34

Item 2.

AutoCAD SHX Text
User

AutoCAD SHX Text
User

AutoCAD SHX Text
3/8/2024

AutoCAD SHX Text
www wwwwwwww.dwg

AutoCAD SHX Text
SM

AutoCAD SHX Text
TREE TAG #

AutoCAD SHX Text
TREE SYMBOL

AutoCAD SHX Text
5/8" X 6'-8" RE-ROD, OR EQUAL, SUPPORT POSTS EVERY 10' O.C. INSTALL POSTS A MIN. 24" INTO GROUND TYP.

AutoCAD SHX Text
4' HIGH FENCING, AS SPECIFIED, TO BE PLACED MINIMALLY 1 FOOT OUTSIDE OF TREE DRIPLINE OR LIMITS OF GRADING AS INDICATED ON GRADING PLAN. TYP.

AutoCAD SHX Text
NOTE: PROTECTION FENCING TO BE MAINTAINED THROUGHOUT THE CONSTRUCTION PERIOD

AutoCAD SHX Text
#---

AutoCAD SHX Text
#---

AutoCAD SHX Text
CANOPY COVERAGE

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
62

AutoCAD SHX Text
1460

AutoCAD SHX Text
63

AutoCAD SHX Text
1461

AutoCAD SHX Text
64

AutoCAD SHX Text
1462

AutoCAD SHX Text
65

AutoCAD SHX Text
1463

AutoCAD SHX Text
66

AutoCAD SHX Text
8"

AutoCAD SHX Text
67

AutoCAD SHX Text
12"

AutoCAD SHX Text
68

AutoCAD SHX Text
17"

AutoCAD SHX Text
69

AutoCAD SHX Text
22"

AutoCAD SHX Text
70

AutoCAD SHX Text
71

AutoCAD SHX Text
72

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
75

AutoCAD SHX Text
76

AutoCAD SHX Text
77

AutoCAD SHX Text
78

AutoCAD SHX Text
79

AutoCAD SHX Text
80

AutoCAD SHX Text
81

AutoCAD SHX Text
82

AutoCAD SHX Text
83

AutoCAD SHX Text
84

AutoCAD SHX Text
85

AutoCAD SHX Text
86

AutoCAD SHX Text
87

AutoCAD SHX Text
88

AutoCAD SHX Text
89

AutoCAD SHX Text
90

AutoCAD SHX Text
91

AutoCAD SHX Text
92

AutoCAD SHX Text
93

AutoCAD SHX Text
94

AutoCAD SHX Text
95

AutoCAD SHX Text
96

AutoCAD SHX Text
97

AutoCAD SHX Text
98

AutoCAD SHX Text
99

AutoCAD SHX Text
100

AutoCAD SHX Text
101

AutoCAD SHX Text
102

AutoCAD SHX Text
103

AutoCAD SHX Text
104

AutoCAD SHX Text
105

AutoCAD SHX Text
106

AutoCAD SHX Text
107

AutoCAD SHX Text
108

AutoCAD SHX Text
109

AutoCAD SHX Text
110

AutoCAD SHX Text
111

AutoCAD SHX Text
112

AutoCAD SHX Text
113

AutoCAD SHX Text
114

AutoCAD SHX Text
115

AutoCAD SHX Text
116

AutoCAD SHX Text
117

AutoCAD SHX Text
118

AutoCAD SHX Text
119

AutoCAD SHX Text
120

AutoCAD SHX Text
121

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
1

AutoCAD SHX Text
1151

AutoCAD SHX Text
2

AutoCAD SHX Text
1152

AutoCAD SHX Text
3

AutoCAD SHX Text
1153

AutoCAD SHX Text
4

AutoCAD SHX Text
1154

AutoCAD SHX Text
5

AutoCAD SHX Text
1155

AutoCAD SHX Text
6

AutoCAD SHX Text
1156

AutoCAD SHX Text
7

AutoCAD SHX Text
1157

AutoCAD SHX Text
8

AutoCAD SHX Text
1158

AutoCAD SHX Text
9

AutoCAD SHX Text
1159

AutoCAD SHX Text
10

AutoCAD SHX Text
1160

AutoCAD SHX Text
11

AutoCAD SHX Text
1161

AutoCAD SHX Text
12

AutoCAD SHX Text
1162

AutoCAD SHX Text
13

AutoCAD SHX Text
1163

AutoCAD SHX Text
14

AutoCAD SHX Text
1164

AutoCAD SHX Text
15

AutoCAD SHX Text
1165

AutoCAD SHX Text
16

AutoCAD SHX Text
1166

AutoCAD SHX Text
17

AutoCAD SHX Text
1167

AutoCAD SHX Text
18

AutoCAD SHX Text
1168

AutoCAD SHX Text
19

AutoCAD SHX Text
1169

AutoCAD SHX Text
20

AutoCAD SHX Text
1170

AutoCAD SHX Text
21

AutoCAD SHX Text
1171

AutoCAD SHX Text
22

AutoCAD SHX Text
1172

AutoCAD SHX Text
23

AutoCAD SHX Text
1173

AutoCAD SHX Text
24

AutoCAD SHX Text
1174

AutoCAD SHX Text
25

AutoCAD SHX Text
1175

AutoCAD SHX Text
26

AutoCAD SHX Text
1176

AutoCAD SHX Text
27

AutoCAD SHX Text
1177

AutoCAD SHX Text
28

AutoCAD SHX Text
1178

AutoCAD SHX Text
29

AutoCAD SHX Text
1183

AutoCAD SHX Text
30

AutoCAD SHX Text
1184

AutoCAD SHX Text
31

AutoCAD SHX Text
1185

AutoCAD SHX Text
32

AutoCAD SHX Text
1186

AutoCAD SHX Text
33

AutoCAD SHX Text
1188

AutoCAD SHX Text
34

AutoCAD SHX Text
1190

AutoCAD SHX Text
35

AutoCAD SHX Text
1191

AutoCAD SHX Text
36

AutoCAD SHX Text
1192

AutoCAD SHX Text
37

AutoCAD SHX Text
1193

AutoCAD SHX Text
38

AutoCAD SHX Text
1194

AutoCAD SHX Text
39

AutoCAD SHX Text
1195

AutoCAD SHX Text
40

AutoCAD SHX Text
1198

AutoCAD SHX Text
41

AutoCAD SHX Text
1199

AutoCAD SHX Text
42

AutoCAD SHX Text
1200

AutoCAD SHX Text
43

AutoCAD SHX Text
1201

AutoCAD SHX Text
44

AutoCAD SHX Text
1202

AutoCAD SHX Text
45

AutoCAD SHX Text
1203

AutoCAD SHX Text
46

AutoCAD SHX Text
1204

AutoCAD SHX Text
47

AutoCAD SHX Text
1205

AutoCAD SHX Text
48

AutoCAD SHX Text
1206

AutoCAD SHX Text
49

AutoCAD SHX Text
1207

AutoCAD SHX Text
50

AutoCAD SHX Text
1208

AutoCAD SHX Text
51

AutoCAD SHX Text
1209

AutoCAD SHX Text
52

AutoCAD SHX Text
1210

AutoCAD SHX Text
53

AutoCAD SHX Text
1211

AutoCAD SHX Text
54

AutoCAD SHX Text
1212

AutoCAD SHX Text
55

AutoCAD SHX Text
1213

AutoCAD SHX Text
56

AutoCAD SHX Text
1214

AutoCAD SHX Text
57

AutoCAD SHX Text
1215

AutoCAD SHX Text
58

AutoCAD SHX Text
1216

AutoCAD SHX Text
59

AutoCAD SHX Text
1217

AutoCAD SHX Text
60

AutoCAD SHX Text
1218

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
61

AutoCAD SHX Text
1219

AutoCAD SHX Text
62

AutoCAD SHX Text
1220

AutoCAD SHX Text
63

AutoCAD SHX Text
1221

AutoCAD SHX Text
64

AutoCAD SHX Text
1222

AutoCAD SHX Text
65

AutoCAD SHX Text
1223

AutoCAD SHX Text
66

AutoCAD SHX Text
1224

AutoCAD SHX Text
67

AutoCAD SHX Text
1225

AutoCAD SHX Text
68

AutoCAD SHX Text
1226

AutoCAD SHX Text
69

AutoCAD SHX Text
1227

AutoCAD SHX Text
70

AutoCAD SHX Text
1228

AutoCAD SHX Text
71

AutoCAD SHX Text
1229

AutoCAD SHX Text
72

AutoCAD SHX Text
1230

AutoCAD SHX Text
73

AutoCAD SHX Text
1231

AutoCAD SHX Text
74

AutoCAD SHX Text
1232

AutoCAD SHX Text
75

AutoCAD SHX Text
1233

AutoCAD SHX Text
76

AutoCAD SHX Text
1234

AutoCAD SHX Text
77

AutoCAD SHX Text
1235

AutoCAD SHX Text
78

AutoCAD SHX Text
1236

AutoCAD SHX Text
79

AutoCAD SHX Text
1237

AutoCAD SHX Text
80

AutoCAD SHX Text
1238

AutoCAD SHX Text
81

AutoCAD SHX Text
1239

AutoCAD SHX Text
82

AutoCAD SHX Text
1240

AutoCAD SHX Text
83

AutoCAD SHX Text
1241

AutoCAD SHX Text
84

AutoCAD SHX Text
1242

AutoCAD SHX Text
85

AutoCAD SHX Text
1243

AutoCAD SHX Text
86

AutoCAD SHX Text
1244

AutoCAD SHX Text
87

AutoCAD SHX Text
1245

AutoCAD SHX Text
88

AutoCAD SHX Text
1246

AutoCAD SHX Text
89

AutoCAD SHX Text
1247

AutoCAD SHX Text
90

AutoCAD SHX Text
1248

AutoCAD SHX Text
91

AutoCAD SHX Text
1249

AutoCAD SHX Text
92

AutoCAD SHX Text
1250

AutoCAD SHX Text
93

AutoCAD SHX Text
1251

AutoCAD SHX Text
94

AutoCAD SHX Text
1252

AutoCAD SHX Text
95

AutoCAD SHX Text
1253

AutoCAD SHX Text
96

AutoCAD SHX Text
1254

AutoCAD SHX Text
97

AutoCAD SHX Text
1255

AutoCAD SHX Text
98

AutoCAD SHX Text
1256

AutoCAD SHX Text
99

AutoCAD SHX Text
1257

AutoCAD SHX Text
100

AutoCAD SHX Text
1258

AutoCAD SHX Text
101

AutoCAD SHX Text
1259

AutoCAD SHX Text
102

AutoCAD SHX Text
1260

AutoCAD SHX Text
103

AutoCAD SHX Text
1261

AutoCAD SHX Text
104

AutoCAD SHX Text
1262

AutoCAD SHX Text
105

AutoCAD SHX Text
1263

AutoCAD SHX Text
106

AutoCAD SHX Text
1264

AutoCAD SHX Text
107

AutoCAD SHX Text
1265

AutoCAD SHX Text
108

AutoCAD SHX Text
1266

AutoCAD SHX Text
109

AutoCAD SHX Text
1267

AutoCAD SHX Text
110

AutoCAD SHX Text
1268

AutoCAD SHX Text
111

AutoCAD SHX Text
1269

AutoCAD SHX Text
112

AutoCAD SHX Text
1271

AutoCAD SHX Text
113

AutoCAD SHX Text
1272

AutoCAD SHX Text
114

AutoCAD SHX Text
1273

AutoCAD SHX Text
115

AutoCAD SHX Text
1274

AutoCAD SHX Text
116

AutoCAD SHX Text
1275

AutoCAD SHX Text
117

AutoCAD SHX Text
1276

AutoCAD SHX Text
118

AutoCAD SHX Text
1277

AutoCAD SHX Text
119

AutoCAD SHX Text
1278

AutoCAD SHX Text
120

AutoCAD SHX Text
1279

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
121

AutoCAD SHX Text
1280

AutoCAD SHX Text
122

AutoCAD SHX Text
1281

AutoCAD SHX Text
123

AutoCAD SHX Text
1282

AutoCAD SHX Text
124

AutoCAD SHX Text
1283

AutoCAD SHX Text
125

AutoCAD SHX Text
1284

AutoCAD SHX Text
126

AutoCAD SHX Text
1285

AutoCAD SHX Text
127

AutoCAD SHX Text
1286

AutoCAD SHX Text
128

AutoCAD SHX Text
1287

AutoCAD SHX Text
129

AutoCAD SHX Text
1288

AutoCAD SHX Text
130

AutoCAD SHX Text
1289

AutoCAD SHX Text
131

AutoCAD SHX Text
1290

AutoCAD SHX Text
132

AutoCAD SHX Text
1291

AutoCAD SHX Text
133

AutoCAD SHX Text
1292

AutoCAD SHX Text
134

AutoCAD SHX Text
1293

AutoCAD SHX Text
135

AutoCAD SHX Text
1294

AutoCAD SHX Text
136

AutoCAD SHX Text
1295

AutoCAD SHX Text
137

AutoCAD SHX Text
1296

AutoCAD SHX Text
138

AutoCAD SHX Text
1297

AutoCAD SHX Text
139

AutoCAD SHX Text
1298

AutoCAD SHX Text
140

AutoCAD SHX Text
1299

AutoCAD SHX Text
141

AutoCAD SHX Text
1300

AutoCAD SHX Text
142

AutoCAD SHX Text
1301

AutoCAD SHX Text
143

AutoCAD SHX Text
1302

AutoCAD SHX Text
144

AutoCAD SHX Text
1303

AutoCAD SHX Text
145

AutoCAD SHX Text
1304

AutoCAD SHX Text
146

AutoCAD SHX Text
1305

AutoCAD SHX Text
147

AutoCAD SHX Text
1306

AutoCAD SHX Text
148

AutoCAD SHX Text
1307

AutoCAD SHX Text
149

AutoCAD SHX Text
1308

AutoCAD SHX Text
150

AutoCAD SHX Text
1309

AutoCAD SHX Text
151

AutoCAD SHX Text
1310

AutoCAD SHX Text
152

AutoCAD SHX Text
1311

AutoCAD SHX Text
153

AutoCAD SHX Text
1312

AutoCAD SHX Text
154

AutoCAD SHX Text
1313

AutoCAD SHX Text
155

AutoCAD SHX Text
1314

AutoCAD SHX Text
156

AutoCAD SHX Text
1316

AutoCAD SHX Text
157

AutoCAD SHX Text
1317

AutoCAD SHX Text
158

AutoCAD SHX Text
1318

AutoCAD SHX Text
159

AutoCAD SHX Text
1319

AutoCAD SHX Text
160

AutoCAD SHX Text
1320

AutoCAD SHX Text
161

AutoCAD SHX Text
1321

AutoCAD SHX Text
162

AutoCAD SHX Text
1322

AutoCAD SHX Text
163

AutoCAD SHX Text
1323

AutoCAD SHX Text
164

AutoCAD SHX Text
1324

AutoCAD SHX Text
165

AutoCAD SHX Text
1325

AutoCAD SHX Text
166

AutoCAD SHX Text
1326

AutoCAD SHX Text
167

AutoCAD SHX Text
1327

AutoCAD SHX Text
168

AutoCAD SHX Text
1328

AutoCAD SHX Text
169

AutoCAD SHX Text
1329

AutoCAD SHX Text
170

AutoCAD SHX Text
-

AutoCAD SHX Text
171

AutoCAD SHX Text
-

AutoCAD SHX Text
172

AutoCAD SHX Text
1332

AutoCAD SHX Text
173

AutoCAD SHX Text
1338

AutoCAD SHX Text
174

AutoCAD SHX Text
1339

AutoCAD SHX Text
175

AutoCAD SHX Text
1350

AutoCAD SHX Text
176

AutoCAD SHX Text
1355

AutoCAD SHX Text
177

AutoCAD SHX Text
1356

AutoCAD SHX Text
178

AutoCAD SHX Text
1357

AutoCAD SHX Text
179

AutoCAD SHX Text
1359

AutoCAD SHX Text
180

AutoCAD SHX Text
1360

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
181

AutoCAD SHX Text
1361

AutoCAD SHX Text
182

AutoCAD SHX Text
1362

AutoCAD SHX Text
183

AutoCAD SHX Text
1363

AutoCAD SHX Text
184

AutoCAD SHX Text
1364

AutoCAD SHX Text
185

AutoCAD SHX Text
1365

AutoCAD SHX Text
186

AutoCAD SHX Text
1366

AutoCAD SHX Text
187

AutoCAD SHX Text
1367

AutoCAD SHX Text
188

AutoCAD SHX Text
1368

AutoCAD SHX Text
189

AutoCAD SHX Text
1369

AutoCAD SHX Text
190

AutoCAD SHX Text
1370

AutoCAD SHX Text
191

AutoCAD SHX Text
1371

AutoCAD SHX Text
192

AutoCAD SHX Text
1372

AutoCAD SHX Text
193

AutoCAD SHX Text
1373

AutoCAD SHX Text
194

AutoCAD SHX Text
1374

AutoCAD SHX Text
195

AutoCAD SHX Text
1375

AutoCAD SHX Text
196

AutoCAD SHX Text
1376

AutoCAD SHX Text
197

AutoCAD SHX Text
1377

AutoCAD SHX Text
198

AutoCAD SHX Text
1378

AutoCAD SHX Text
199

AutoCAD SHX Text
1379

AutoCAD SHX Text
200

AutoCAD SHX Text
1380

AutoCAD SHX Text
201

AutoCAD SHX Text
1381

AutoCAD SHX Text
202

AutoCAD SHX Text
1382

AutoCAD SHX Text
203

AutoCAD SHX Text
1383

AutoCAD SHX Text
204

AutoCAD SHX Text
1384

AutoCAD SHX Text
205

AutoCAD SHX Text
1385

AutoCAD SHX Text
206

AutoCAD SHX Text
1386

AutoCAD SHX Text
207

AutoCAD SHX Text
1387

AutoCAD SHX Text
208

AutoCAD SHX Text
1388

AutoCAD SHX Text
209

AutoCAD SHX Text
1389

AutoCAD SHX Text
210

AutoCAD SHX Text
1390

AutoCAD SHX Text
211

AutoCAD SHX Text
1391

AutoCAD SHX Text
212

AutoCAD SHX Text
1392

AutoCAD SHX Text
213

AutoCAD SHX Text
1393

AutoCAD SHX Text
214

AutoCAD SHX Text
1394

AutoCAD SHX Text
215

AutoCAD SHX Text
1397

AutoCAD SHX Text
216

AutoCAD SHX Text
1398

AutoCAD SHX Text
217

AutoCAD SHX Text
1399

AutoCAD SHX Text
218

AutoCAD SHX Text
1400

AutoCAD SHX Text
219

AutoCAD SHX Text
1401

AutoCAD SHX Text
220

AutoCAD SHX Text
1402

AutoCAD SHX Text
221

AutoCAD SHX Text
1403

AutoCAD SHX Text
222

AutoCAD SHX Text
1406

AutoCAD SHX Text
223

AutoCAD SHX Text
1408

AutoCAD SHX Text
224

AutoCAD SHX Text
1410

AutoCAD SHX Text
225

AutoCAD SHX Text
1411

AutoCAD SHX Text
226

AutoCAD SHX Text
1412

AutoCAD SHX Text
227

AutoCAD SHX Text
1413

AutoCAD SHX Text
228

AutoCAD SHX Text
1414

AutoCAD SHX Text
229

AutoCAD SHX Text
1415

AutoCAD SHX Text
230

AutoCAD SHX Text
1416

AutoCAD SHX Text
231

AutoCAD SHX Text
1417

AutoCAD SHX Text
232

AutoCAD SHX Text
-

AutoCAD SHX Text
233

AutoCAD SHX Text
1419

AutoCAD SHX Text
234

AutoCAD SHX Text
1420

AutoCAD SHX Text
235

AutoCAD SHX Text
1421

AutoCAD SHX Text
236

AutoCAD SHX Text
1422

AutoCAD SHX Text
237

AutoCAD SHX Text
1423

AutoCAD SHX Text
238

AutoCAD SHX Text
1424

AutoCAD SHX Text
239

AutoCAD SHX Text
1425

AutoCAD SHX Text
240

AutoCAD SHX Text
1430

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
241

AutoCAD SHX Text
1432

AutoCAD SHX Text
242

AutoCAD SHX Text
1433

AutoCAD SHX Text
243

AutoCAD SHX Text
1434

AutoCAD SHX Text
244

AutoCAD SHX Text
1435

AutoCAD SHX Text
245

AutoCAD SHX Text
1437

AutoCAD SHX Text
246

AutoCAD SHX Text
1441

AutoCAD SHX Text
247

AutoCAD SHX Text
1442

AutoCAD SHX Text
248

AutoCAD SHX Text
1446

AutoCAD SHX Text
249

AutoCAD SHX Text
1447

AutoCAD SHX Text
250

AutoCAD SHX Text
1448

AutoCAD SHX Text
251

AutoCAD SHX Text
1449

AutoCAD SHX Text
252

AutoCAD SHX Text
1452

AutoCAD SHX Text
253

AutoCAD SHX Text
1454

AutoCAD SHX Text
254

AutoCAD SHX Text
-

AutoCAD SHX Text
255

AutoCAD SHX Text
-

AutoCAD SHX Text
256

AutoCAD SHX Text
-

AutoCAD SHX Text
257

AutoCAD SHX Text
-

AutoCAD SHX Text
258

AutoCAD SHX Text
-

AutoCAD SHX Text
259

AutoCAD SHX Text
-

AutoCAD SHX Text
260

AutoCAD SHX Text
1464

AutoCAD SHX Text
261

AutoCAD SHX Text
1465

AutoCAD SHX Text
262

AutoCAD SHX Text
1466

AutoCAD SHX Text
263

AutoCAD SHX Text
1467

AutoCAD SHX Text
264

AutoCAD SHX Text
1468

AutoCAD SHX Text
265

AutoCAD SHX Text
1469

AutoCAD SHX Text
266

AutoCAD SHX Text
1470

AutoCAD SHX Text
267

AutoCAD SHX Text
1471

AutoCAD SHX Text
268

AutoCAD SHX Text
1472

AutoCAD SHX Text
269

AutoCAD SHX Text
1473

AutoCAD SHX Text
270

AutoCAD SHX Text
1474

AutoCAD SHX Text
271

AutoCAD SHX Text
1475

AutoCAD SHX Text
272

AutoCAD SHX Text
1476

AutoCAD SHX Text
273

AutoCAD SHX Text
1477

AutoCAD SHX Text
274

AutoCAD SHX Text
1478

AutoCAD SHX Text
275

AutoCAD SHX Text
1479

AutoCAD SHX Text
276

AutoCAD SHX Text
1480

AutoCAD SHX Text
277

AutoCAD SHX Text
1481

AutoCAD SHX Text
278

AutoCAD SHX Text
1482

AutoCAD SHX Text
279

AutoCAD SHX Text
1483

AutoCAD SHX Text
280

AutoCAD SHX Text
1484

AutoCAD SHX Text
281

AutoCAD SHX Text
1485

AutoCAD SHX Text
282

AutoCAD SHX Text
1486

AutoCAD SHX Text
283

AutoCAD SHX Text
1487

AutoCAD SHX Text
284

AutoCAD SHX Text
1488

AutoCAD SHX Text
285

AutoCAD SHX Text
1489

AutoCAD SHX Text
286

AutoCAD SHX Text
1490

AutoCAD SHX Text
287

AutoCAD SHX Text
1491

AutoCAD SHX Text
288

AutoCAD SHX Text
1492

AutoCAD SHX Text
289

AutoCAD SHX Text
1493

AutoCAD SHX Text
290

AutoCAD SHX Text
1494

AutoCAD SHX Text
300

AutoCAD SHX Text
1495

AutoCAD SHX Text
301

AutoCAD SHX Text
1496

AutoCAD SHX Text
302

AutoCAD SHX Text
1497

AutoCAD SHX Text
303

AutoCAD SHX Text
1498

AutoCAD SHX Text
304

AutoCAD SHX Text
1499

AutoCAD SHX Text
305

AutoCAD SHX Text
1500

AutoCAD SHX Text
306

AutoCAD SHX Text
1501

AutoCAD SHX Text
307

AutoCAD SHX Text
1502

AutoCAD SHX Text
308

AutoCAD SHX Text
1503

AutoCAD SHX Text
309

AutoCAD SHX Text
1504

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
310

AutoCAD SHX Text
1505

AutoCAD SHX Text
311

AutoCAD SHX Text
1506

AutoCAD SHX Text
312

AutoCAD SHX Text
1507

AutoCAD SHX Text
313

AutoCAD SHX Text
1508

AutoCAD SHX Text
314

AutoCAD SHX Text
1509

AutoCAD SHX Text
315

AutoCAD SHX Text
1510

AutoCAD SHX Text
316

AutoCAD SHX Text
1511

AutoCAD SHX Text
317

AutoCAD SHX Text
1512

AutoCAD SHX Text
318

AutoCAD SHX Text
1513

AutoCAD SHX Text
319

AutoCAD SHX Text
1514

AutoCAD SHX Text
320

AutoCAD SHX Text
1515

AutoCAD SHX Text
321

AutoCAD SHX Text
1516

AutoCAD SHX Text
322

AutoCAD SHX Text
1517

AutoCAD SHX Text
323

AutoCAD SHX Text
1518

AutoCAD SHX Text
324

AutoCAD SHX Text
1519

AutoCAD SHX Text
325

AutoCAD SHX Text
1520

AutoCAD SHX Text
326

AutoCAD SHX Text
1521

AutoCAD SHX Text
327

AutoCAD SHX Text
1522

AutoCAD SHX Text
328

AutoCAD SHX Text
1523

AutoCAD SHX Text
329

AutoCAD SHX Text
1524

AutoCAD SHX Text
330

AutoCAD SHX Text
1525

AutoCAD SHX Text
331

AutoCAD SHX Text
1526

AutoCAD SHX Text
332

AutoCAD SHX Text
1527

AutoCAD SHX Text
333

AutoCAD SHX Text
1528

AutoCAD SHX Text
334

AutoCAD SHX Text
1529

AutoCAD SHX Text
335

AutoCAD SHX Text
1530

AutoCAD SHX Text
336

AutoCAD SHX Text
1531

AutoCAD SHX Text
337

AutoCAD SHX Text
1532

AutoCAD SHX Text
338

AutoCAD SHX Text
1533

AutoCAD SHX Text
339

AutoCAD SHX Text
1534

AutoCAD SHX Text
340

AutoCAD SHX Text
1535

AutoCAD SHX Text
341

AutoCAD SHX Text
1536

AutoCAD SHX Text
342

AutoCAD SHX Text
1537

AutoCAD SHX Text
343

AutoCAD SHX Text
1538

AutoCAD SHX Text
344

AutoCAD SHX Text
1539

AutoCAD SHX Text
345

AutoCAD SHX Text
1540

AutoCAD SHX Text
346

AutoCAD SHX Text
1541

AutoCAD SHX Text
347

AutoCAD SHX Text
1542

AutoCAD SHX Text
348

AutoCAD SHX Text
1543

AutoCAD SHX Text
349

AutoCAD SHX Text
1544

AutoCAD SHX Text
350

AutoCAD SHX Text
1545

AutoCAD SHX Text
351

AutoCAD SHX Text
1546

AutoCAD SHX Text
352

AutoCAD SHX Text
1547

AutoCAD SHX Text
353

AutoCAD SHX Text
1548

AutoCAD SHX Text
354

AutoCAD SHX Text
1549

AutoCAD SHX Text
355

AutoCAD SHX Text
1550

AutoCAD SHX Text
356

AutoCAD SHX Text
1551

AutoCAD SHX Text
357

AutoCAD SHX Text
1552

AutoCAD SHX Text
358

AutoCAD SHX Text
1553

AutoCAD SHX Text
359

AutoCAD SHX Text
1554

AutoCAD SHX Text
400

AutoCAD SHX Text
1555

AutoCAD SHX Text
401

AutoCAD SHX Text
1556

AutoCAD SHX Text
402

AutoCAD SHX Text
1557

AutoCAD SHX Text
403

AutoCAD SHX Text
1558

AutoCAD SHX Text
404

AutoCAD SHX Text
1559

AutoCAD SHX Text
405

AutoCAD SHX Text
1560

AutoCAD SHX Text
406

AutoCAD SHX Text
1561

AutoCAD SHX Text
407

AutoCAD SHX Text
1562

AutoCAD SHX Text
408

AutoCAD SHX Text
1563

AutoCAD SHX Text
409

AutoCAD SHX Text
1564

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
410

AutoCAD SHX Text
1565

AutoCAD SHX Text
411

AutoCAD SHX Text
1566

AutoCAD SHX Text
412

AutoCAD SHX Text
1567

AutoCAD SHX Text
413

AutoCAD SHX Text
1568

AutoCAD SHX Text
414

AutoCAD SHX Text
1569

AutoCAD SHX Text
415

AutoCAD SHX Text
1570

AutoCAD SHX Text
416

AutoCAD SHX Text
1571

AutoCAD SHX Text
417

AutoCAD SHX Text
1572

AutoCAD SHX Text
418

AutoCAD SHX Text
1573

AutoCAD SHX Text
419

AutoCAD SHX Text
1574

AutoCAD SHX Text
420

AutoCAD SHX Text
1575

AutoCAD SHX Text
421

AutoCAD SHX Text
1576

AutoCAD SHX Text
422

AutoCAD SHX Text
1577

AutoCAD SHX Text
423

AutoCAD SHX Text
1578

AutoCAD SHX Text
424

AutoCAD SHX Text
1579

AutoCAD SHX Text
425

AutoCAD SHX Text
1580

AutoCAD SHX Text
426

AutoCAD SHX Text
1581

AutoCAD SHX Text
427

AutoCAD SHX Text
1582

AutoCAD SHX Text
428

AutoCAD SHX Text
1583

AutoCAD SHX Text
429

AutoCAD SHX Text
1584

AutoCAD SHX Text
430

AutoCAD SHX Text
1585

AutoCAD SHX Text
431

AutoCAD SHX Text
1586

AutoCAD SHX Text
432

AutoCAD SHX Text
1587

AutoCAD SHX Text
433

AutoCAD SHX Text
1588

AutoCAD SHX Text
434

AutoCAD SHX Text
1589

AutoCAD SHX Text
435

AutoCAD SHX Text
1590

AutoCAD SHX Text
4336

AutoCAD SHX Text
1591

AutoCAD SHX Text
437

AutoCAD SHX Text
1592

AutoCAD SHX Text
438

AutoCAD SHX Text
10" DEAD

AutoCAD SHX Text
439

AutoCAD SHX Text
12" DEAD

AutoCAD SHX Text
440

AutoCAD SHX Text
12" DEAD

AutoCAD SHX Text
441

AutoCAD SHX Text
12" DEAD

AutoCAD SHX Text
442

AutoCAD SHX Text
16" DEAD

AutoCAD SHX Text
443

AutoCAD SHX Text
18" DEAD

AutoCAD SHX Text
444

AutoCAD SHX Text
20" DEAD

AutoCAD SHX Text
445

AutoCAD SHX Text
24" DEAD

AutoCAD SHX Text
446

AutoCAD SHX Text
24" DEAD

AutoCAD SHX Text
447

AutoCAD SHX Text
24" DEAD

AutoCAD SHX Text
448

AutoCAD SHX Text
30" DEAD

AutoCAD SHX Text
449

AutoCAD SHX Text
-

AutoCAD SHX Text
450

AutoCAD SHX Text
8" DEAD

AutoCAD SHX Text
451

AutoCAD SHX Text
10"

AutoCAD SHX Text
452

AutoCAD SHX Text
10"

AutoCAD SHX Text
453

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
454

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
455

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
456

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
457

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
458

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
459

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
460

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
461

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
462

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
463

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
464

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
465

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
466

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
467

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
468

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
469

AutoCAD SHX Text
10" STUMP

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
470

AutoCAD SHX Text
12" STUMP

AutoCAD SHX Text
471

AutoCAD SHX Text
12" STUMP

AutoCAD SHX Text
472

AutoCAD SHX Text
12" STUMP

AutoCAD SHX Text
473

AutoCAD SHX Text
12" STUMP

AutoCAD SHX Text
474

AutoCAD SHX Text
-

AutoCAD SHX Text
475

AutoCAD SHX Text
24"

AutoCAD SHX Text
476

AutoCAD SHX Text
424

AutoCAD SHX Text
477

AutoCAD SHX Text
426

AutoCAD SHX Text
478

AutoCAD SHX Text
427

AutoCAD SHX Text
479

AutoCAD SHX Text
903

AutoCAD SHX Text
480

AutoCAD SHX Text
913

AutoCAD SHX Text
481

AutoCAD SHX Text
482

AutoCAD SHX Text
483

AutoCAD SHX Text
484

AutoCAD SHX Text
485

AutoCAD SHX Text
486

AutoCAD SHX Text
487

AutoCAD SHX Text
488

AutoCAD SHX Text
489

AutoCAD SHX Text
490

AutoCAD SHX Text
491

AutoCAD SHX Text
492

AutoCAD SHX Text
493

AutoCAD SHX Text
494

AutoCAD SHX Text
495

AutoCAD SHX Text
496

AutoCAD SHX Text
497

AutoCAD SHX Text
498

AutoCAD SHX Text
499

AutoCAD SHX Text
500

AutoCAD SHX Text
501

AutoCAD SHX Text
502

AutoCAD SHX Text
503

AutoCAD SHX Text
504

AutoCAD SHX Text
505

AutoCAD SHX Text
506

AutoCAD SHX Text
507

AutoCAD SHX Text
508

AutoCAD SHX Text
509

AutoCAD SHX Text
510

AutoCAD SHX Text
511

AutoCAD SHX Text
512

AutoCAD SHX Text
513

AutoCAD SHX Text
514

AutoCAD SHX Text
515

AutoCAD SHX Text
516

AutoCAD SHX Text
517

AutoCAD SHX Text
518

AutoCAD SHX Text
519

AutoCAD SHX Text
520

AutoCAD SHX Text
521

AutoCAD SHX Text
522

AutoCAD SHX Text
523

AutoCAD SHX Text
524

AutoCAD SHX Text
525

AutoCAD SHX Text
526

AutoCAD SHX Text
527

AutoCAD SHX Text
528

AutoCAD SHX Text
529

AutoCAD SHX Text
TREES REMOVED PROVIDE NO LANDSCAPE VALUE TO THE SITE SEE LANDSCAPE PLAN REPLACEMENT TREES

AutoCAD SHX Text
1167

AutoCAD SHX Text
1246

AutoCAD SHX Text
1177

AutoCAD SHX Text
1176

AutoCAD SHX Text
1173

AutoCAD SHX Text
1169

AutoCAD SHX Text
1203

AutoCAD SHX Text
1241

AutoCAD SHX Text
1227

AutoCAD SHX Text
TAG #

AutoCAD SHX Text
1

AutoCAD SHX Text
1179

AutoCAD SHX Text
2

AutoCAD SHX Text
1180

AutoCAD SHX Text
3

AutoCAD SHX Text
1181

AutoCAD SHX Text
4

AutoCAD SHX Text
1182

AutoCAD SHX Text
56

AutoCAD SHX Text
1187

AutoCAD SHX Text
7

AutoCAD SHX Text
1189

AutoCAD SHX Text
8

AutoCAD SHX Text
1196

AutoCAD SHX Text
9

AutoCAD SHX Text
1197

AutoCAD SHX Text
10

AutoCAD SHX Text
1270

AutoCAD SHX Text
11

AutoCAD SHX Text
1315

AutoCAD SHX Text
12

AutoCAD SHX Text
1330

AutoCAD SHX Text
13

AutoCAD SHX Text
1331

AutoCAD SHX Text
14

AutoCAD SHX Text
1333

AutoCAD SHX Text
15

AutoCAD SHX Text
1334

AutoCAD SHX Text
16

AutoCAD SHX Text
1335

AutoCAD SHX Text
17

AutoCAD SHX Text
1336

AutoCAD SHX Text
18

AutoCAD SHX Text
1337

AutoCAD SHX Text
19

AutoCAD SHX Text
1340

AutoCAD SHX Text
20

AutoCAD SHX Text
1341

AutoCAD SHX Text
21

AutoCAD SHX Text
1342

AutoCAD SHX Text
22

AutoCAD SHX Text
1343

AutoCAD SHX Text
23

AutoCAD SHX Text
1344

AutoCAD SHX Text
24

AutoCAD SHX Text
1345

AutoCAD SHX Text
25

AutoCAD SHX Text
1346

AutoCAD SHX Text
26

AutoCAD SHX Text
1347

AutoCAD SHX Text
27

AutoCAD SHX Text
1348

AutoCAD SHX Text
28

AutoCAD SHX Text
1349

AutoCAD SHX Text
29

AutoCAD SHX Text
1351

AutoCAD SHX Text
30

AutoCAD SHX Text
1352

AutoCAD SHX Text
31

AutoCAD SHX Text
1353

AutoCAD SHX Text
32

AutoCAD SHX Text
1354

AutoCAD SHX Text
33

AutoCAD SHX Text
1358

AutoCAD SHX Text
34

AutoCAD SHX Text
1395

AutoCAD SHX Text
35

AutoCAD SHX Text
1396

AutoCAD SHX Text
36

AutoCAD SHX Text
1404

AutoCAD SHX Text
37

AutoCAD SHX Text
1405

AutoCAD SHX Text
38

AutoCAD SHX Text
1407

AutoCAD SHX Text
39

AutoCAD SHX Text
1409

AutoCAD SHX Text
40

AutoCAD SHX Text
1418

AutoCAD SHX Text
41

AutoCAD SHX Text
1426

AutoCAD SHX Text
42

AutoCAD SHX Text
1427

AutoCAD SHX Text
43

AutoCAD SHX Text
1428

AutoCAD SHX Text
44

AutoCAD SHX Text
1429

AutoCAD SHX Text
45

AutoCAD SHX Text
1431

AutoCAD SHX Text
46

AutoCAD SHX Text
1436

AutoCAD SHX Text
47

AutoCAD SHX Text
1438

AutoCAD SHX Text
48

AutoCAD SHX Text
1439

AutoCAD SHX Text
49

AutoCAD SHX Text
1440

AutoCAD SHX Text
50

AutoCAD SHX Text
1443

AutoCAD SHX Text
51

AutoCAD SHX Text
1444

AutoCAD SHX Text
52

AutoCAD SHX Text
1445

AutoCAD SHX Text
53

AutoCAD SHX Text
1450

AutoCAD SHX Text
54

AutoCAD SHX Text
1451

AutoCAD SHX Text
55

AutoCAD SHX Text
1453

AutoCAD SHX Text
56

AutoCAD SHX Text
1455

AutoCAD SHX Text
57

AutoCAD SHX Text
1456

AutoCAD SHX Text
58

AutoCAD SHX Text
1457

AutoCAD SHX Text
59

AutoCAD SHX Text
1458

AutoCAD SHX Text
60

AutoCAD SHX Text
1331

AutoCAD SHX Text
61

AutoCAD SHX Text
1459



Revision/Issue Date

33
00

 A
U

B
U

R
N

 R
D

. 
S

U
IT

E
 3

00
A

U
B

U
R

N
 H

IL
L

S
, 

M
I 

4
8

3
2

6

T:
24

8.
60

1.
44

22
 F

:2
48

.4
53

.5
85

4

W
W

W
.D

E
S

IG
N

H
A

U
S

.C
O

M
IN

F
O

@
D

E
S

IG
N

H
A

U
S

.C
O

M

DE
SI

GN
HA

US
AR

C
H
IT
EC

TU
R
E

ES
T

19
98

REV Preliminary PUD

REV Preliminary PUD

PUD Preliminary SP

PUD Preliminary Rev 5.27.22

7.24.23

11.17.23

01.19.24

---
-

H
am

bu
rg

 T
w

p.
, M

I
76

20
 a

nd
 1

03
03

 H
am

bu
rg

 R
d.

Ha
mb

urg
 Vi

lla
ge

 To
wn

ho
me

s
La

nd
sca

pe
 Pl

an

022065

L101

NORTH

SCALE: 1" = 40'1
Landscape Plan

PLANTING DETAILS

EVERGREEN TREES DECIDUOUS TREES PERENNIALS

SHRUBS

PROVIDED LANDSCAPE PER 30'
Deciduous Trees: 10 Provided
Evergreen Trees: 64 Provided 
Shrubs: 54 Provided
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BUILDING F
2 STORY
4 UNITS

MUTLI-FAMILY

BUILDING G
2 STORY
4 UNITS

MUTLI-FAMILY

BUILDING I
2 STORY - 4 UNIT

MULTI-FAMILY

2 STORY GAS STATION
W/ CONVENIENCE

STORE

 2 STORY
MIXED USE

RETAIL/
RESIDENTIAL

2 STORY
7 UNIT

MULTI-FAMILY

PROVIDED LANDSCAPE PER 30'
Deciduous Trees: 32 Provided
Evergreen Trees: 128 Provided 
Shrubs: 86 Provided

WEST BUFFER

WOOD SCREENING FENCE

6 FOOT TALL SHADOWBOX CEDAR WOOD FENCE

Total Trees: 351
   Total Shrubs:  128
   Total Grasses and Perennials: 45
   Total New Plant Material Provided: 524 Plants
    Irrigation Cost Estimate: 
   Total Landscape Cost Estimate: 

PLANT SCHEDULE

RC
WP
RM
HL
BB
MC
CA
GB
RO
AB
DL
BW

BOTANICAL NAME COMMON NAME SIZE/ROOT UNIT COST / TOTALQTY.

54
120
21
56
3
12
44
25
16
300
45
128

EASTERN RED CEDAR
WHITE PINE
RED MAPLE
HONEY LOCUST
DWARF BURNING BUSH
'MISS KIM' LILAC
CRABAPPLE
GINKGO
RED OAK
ARBORVITAE
DAYLILY
BOX WOOD

JUNIPERUS VIRGINIANA
PINUS STROBUS
ACER RUBRUM
GLEDITSIA TRIACANTHOS
EUONYMUS
SYRINGA P. 'MISS KIM'
MALUS X
GINKGO BILOBA
QUERCUS RUBRA
THUJA OCCIDENTALIS
HEMEROCALLIS
BUXES SEMPERVIRENS

3" B+B
7'-8'
2 12"
2 12"
7'-8'
24" B+B
3" B+B
3" B+B
3" B+B

TREE TYPE

EVERGREEN
EVERGREEN
DECIDUOUS
DECIDUOUS
DECIDUOUS
DECIDUOUS
DECIDUOUS
DECIDUOUS
DECIDUOUS
EVERGREEN
PERENNIALS
SHRUBS

Final PUD 03.08.24
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Building H Rear Elevation
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10100 Veterans Memorial Drive 
 P.O. Box 157 ♦  Hamburg, MI  48139-0157 

Phone:  810-222-1100  ♦  FAX:  810-231-9401 
E-mail:   htfd@hamburg.mi.us 

 

Deputy Fire Chief Jordan Zernick 
Plan Review Results 

 

 
To: Hamburg Twp. Zoning 

From: Deputy Fire Chief, Jordan Zernick 

CC: Director Rick Duffany  

Subject: Site Plan Review – Hamburg Village Townhomes 10303 Hamburg Rd.   

Date: April 3, 2024 

I have completed the plan review of the Final Site Plan submittal for the proposed Hamburg 
Village Townhomes Development in Hamburg Township. The review was based on the 
applicable Fire Code and Hamburg Township Ordinance Requirements.  

The plans are approved as submitted with the following requirements, revisions and clarification: 

1. All road shall maintain a clear width of a minimum of 26 ft. and a vertical clearance of 13 
ft. 6 inches at all times.  

2. Plans to be submitted showing the placement of the water main as well as hydrants within 
the development.  

3. Interior floor plans and building plans to be submitted for the proposed commercial 
spaces, to include the gas station and accessory dwelling. 

4. Commercial building shall be required to have a 3200 series Knox Box placed on the 
building. Location to be approved by the Fire Code official.  

5. Any alterations to these submitted plans shall required the submittal of As Built plans. 
Plans shall be submitted directly to the Hamburg Township Fire Department.  

6. No street parking shall be permissible on the southern 20 ft. road way. Road shall be 
posted to reflect this requirement.   

 
This approval is subject to field inspection. This approval shall be valid for one year. If 
construction has not begun within 12 months of the date on this letter the plans must be 
resubmitted for approval. This approval does not exempt the project from complying with all 
applicable codes. Additional submittals and approvals may be required. 

 

Deputy Chief Jordan Zernick 
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April 11, 2024

Mr. David Rohr
Planning and Zoning Director
Hamburg Township
10405 Merrill Road
Hamburg, Michigan 48139

Re: Hamburg Village
Final Site Plan Review

Dear David:

We have reviewed the final site plan for the above referenced project as prepared by SM Engineering, 
dated March 12, 2024, along with supplemental information provided on March 26, 2024.  The petitioner 
is proposing 40 multifamily units along with an office and gas station.  We offer the following comments 
for your consideration:

Grading
1. At this point, we have no concerns with the grading, however, as previously requested, the 

grading plan should include proposed contours for future submittals (construction plans or future 
phases).

Storm Drainage
2. The storm calculations are acceptable.  However, the application shall submit an analysis and 

consideration for infiltration as required by the current standards of the Livingston County Drain 
Commissioner.

3. The applicant is proposing to discharge the site stormwater to the Livingston Street outlet and 
has received an email approval from the Livingston County Road Commission.  The applicant 
determined the runoff from the area of the site that currently drains onto Livingston Street and 
limited the site discharge to that rate.  Ideally, drainage from this development is coordinated 
with the potential development to the south.  As such, the applicant has added a storm sewer 
stub to the south to facilitate that coordination.  

Sewer
4. Sewage for the initial phase will be discharged by gravity into the existing sewer on M-36.  The 

sewage from the future phase of the development is collected in a gravity sewer and fed into a 
pump station that will lift the sewage to the existing sewer on M-36.  Ideally, the pump station is 
coordinated with the potential development to the south.

Water
5. The applicant should submit the water main to the Livingston County Water Authority (LCWA) for 

approval and Act 399 permitting.  
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David Rohr IMEG #23007096.00
April 11, 2024 Page 2 of 2

6. Only one connection is proposed to service the 40 plus units.  The applicant should consider a 
second water connection.  LCWA will have final authority on this.  Ideally, a second water 
connection is coordinated with the potential development to the south.

In summary, we offer no objection to the approval of the final site plan contingent upon these 
comments.

Please contact me at (734) 657-4925 with any questions.

Sincerely,

Ted L. Erickson, P.E.
Principal

Ted Erickson
Digitally signed by Ted Erickson
DN: C=US, 
E=ted.l.erickson@imegcorp.com, 
O=IMEG Corp, CN=Ted Erickson
Date: 2024.04.12 09:53:01-04'00'
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  GRETCHEN WHITMER 

 GOVERNOR 

STATE OF MICHIGAN 

DEPARTMENT OF TRANSPORTATION 
LANSING 

 
                                  Bradley C. Wieferich  
                                                    DIRECTOR 

 

Brighton Transportation Service Center, 10321 E. Grand River Avenue, Suite 500, Brighton, Michigan 48116 
www.michigan.gov • (810) 227-4681 

LH-LAN-0 (01/19) 

 

March 28th, 2024 
 
Mr. Ronny Hamama 
Hamburg Village Townhomes  
 
Subject:  Hamburg Village Townhomes  
 
 
Dear Mr. Hamama 
 
MDOT has reviewed the latest version of the TIS (v5) and concept plans submitted for Hamburg 
Village Townhomes & Service Station located at 7620 & 10303 Hamburg Rd.  
 
The full set of plans will have to be reviewed as part of the permit application, but MDOT 
conceptually approves the proposed driveway design.  
 
 
 
Sincerely, 
 
 
 
 
 
 
 
Laurent Fournier 
MDOT Brighton TSC  
Traffic and Safety Engineer 
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Approved



 

 

 
            

 
April 1, 2024 

 
Hunter Galbraith 
Design Haus 
3300 Auburn Road, Suite 300 
Auburn Hills, MI 48326 

 
Re:  Hamburg Village - Storm water discharge to Livingston Street 
       Hamburg Township, Section 25 
 
Dear Hunter: 

 
I have completed a review of the stormwater calculations provided on sheet C5.0 of the 
plan set with a date of March 3, 2024, for the discharge of stormwater into Livingston Street 
and found them acceptable. 
 
Before a permit to discharge stormwater into the Livingston Street right-of-way can be 
issued the following items need to be addressed: 

1. An application to perform work within the county road right-of-way needs to be 
submitted along with an electronic set of construction plans for review and the permit 
fee ($40.00). 

2. A contractor needs to be selected and the selected contractor must submit a 
certificate of insurance to the LCRC with the following language: “The Board of 
Livingston County Road Commissioners, the Livingston County Road Commission, 
and their officers, agents, and employees are listed additional insured parties with 
respects to General Liability.”   

3. Written approval from the Livingston County Drain Commission and/or Hamburg 
Township for the design of the stormwater system needs to be submitted. 

4. A soil infiltration and geotechnical analysis will need to be completed and submitted 
for review to verify the soils in the retention basin are acceptable for infiltration. 

 
If you have any questions, please do not hesitate to contact me. 

Sincerely, 
 

 
        Kim Hiller, P.E. 

Utilities and Permits Engineer 
 

 Cc:  File 
        David Rohr, Hamburg Township Planning & Zoning Director (via email) 
        Ken Recker, LCDC Deputy Drain Commissioner (via email) 
         
 Stephen F. Crane  Chairman Kevin T. Spicher  Vice Chairman         Paul S. Funk  Member 
Steven J. Wasylk  Managing Director            Jodie M. Tedesco  County Highway Engineer                 Trevor J. Bennett  Director of Operations 

3535 Grand Oaks Drive  Howell, Michigan 48843-8575 

Telephone: (517) 546-4250  Facsimile: (517) 546-9628 

Internet Address:  www.livingstonroads.org 

Livingston County Road Commission 
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https://mail.google.com/mail/u/0/?tab=rm&ogbl#inbox/WhctKKZWjhjThlZvKtgcgzrDsFVxWzNjBRBdsCRcFGJXXsqTwFMZHpcXGlRqHmXpNFHDHMv 1/1

From: Ronny Hamama <ronnyhamama@gmail.com>
Date: March 15, 2024 at 1:00:36 PM EDT
To: "Fournier, Laurent (MDOT)" <FournierL@michigan.gov>
Cc: Paul Modi <pmodi@smengineers.us>, Greg Ezzo <GEzzo@smengineers.us>, "Khan, Tanveer" <Tanveer.Khan@atkinsrealis.com>, Wyatt Koetsier <wkoetsier@smengineers.us>, Bill
Phillips <wephillips3@aol.com>, "Seif, George (MDOT)" <SeifG@michigan.gov>, Joe Dattilo <jdattilo@smengineers.us>
Subject: Re: M-36/Hamburg Intersection - MDOT permit application #86699

Understood.  Thank you.
-Ronny 

On Mar 15, 2024, at 11:05 AM, Fournier, Laurent (MDOT) <FournierL@michigan.gov> wrote:

Mr. Hamama,
 
The slip lane is needed by the time you build the south leg. Feel free to build the south leg+slip lane at the time that’s more convenient for you.
 
 
 

<image001.jpg>

Laurent Fournier
Traffic and Safety Engineer
Brighton TSC
10321 E. Grand River, Suite 500
Brighton, MI 48116
(517) 243-9776 | fournierl@michigan.gov
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