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PLANNING COMMISSION MEETING 

Wednesday, December 20, 2023 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. Meeting Minutes August 16, 2023 

CALL TO THE PUBLIC 

OLD BUSINESS 

NEW BUSINESS 

2. Preliminary Site Plan Review for General Planned Unit Development (GPUD23-001) 

ZONING ADMINISTRATOR'S REPORT 

Adjournment 
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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, August 16 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 
Jeff Muck, Chair 
Joyce Priebe 
 
 

2) ABSENT: 
Ron Muir 
Victor Leabu Jr 
 
 

 

APPROVAL OF MEETING AGENDA for tonight. 

Approval Motion made by Commissioner Mariani, seconded by Commissioner Hamlin, to approve the agenda as 
presented.  

VOTE: MOTION CARRIED UNANIMOUSLY 
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APPROVAL OF THE MEETING MINUTES 

Approval Motion made by Commissioner Mariani, seconded by Commissioner Priebe, to approve June 21, 2023, 
Planning Commission Meeting Minutes with corrections as noted by Commissioner Hughes.  

VOTE: MOTION CARRIED UNANIMOUSLY 
 
 
CALL TO THE PUBLIC- No public response 
 
 
OLD BUSINESS 

1. Final Site Plan Review (SPA 23-0001) for a private campground dedicated to use by United 
States military veterans and their families to include sports fields, tent camping area, cabins, 
recreational vehicle parking area, walking trail, service dog training facility, welcome center, 
memorial plaza, chapel, accessory structures, and docks on Gull Lake and Huron River at 6716 
Winans Lake Road (TID 4715-14-400-008 and 4715-23-100-002). 
 
Approval motion made by Commissioner Priebe, seconded by Commissioner Mariana that the 
planning commission approves Final Site Plan SPA 23-0001 as proposed with the following 
conditions. 

 
Condition 1.  Prior to issuance of a land use permit the applicant shall submit a photometric plan 
that shows that the intensity of light within a site does not exceed ten (10) footcandles or one 
(1) footcandle at any property line, except where it abuts a residentially used or zoned site 
whereby a maximum of 0.5 footcandles is permitted. 
Condition 2.  All lighting shall be turned off between 11:00 PM and Sunrise.  Lighting used for 
security between 11:00 pm and sunrise shall be controlled by a motion sensor. 
Condition 3.  Prior to issuance of a land use permit the applicant shall receive approval from all 
required agencies including, but not limited to, Hamburg Township Fire, Engineering and Public 
Works Departments, Livingston County Drain Commissioner, Livingston County Road 
Commission, and Health Department. 
Condition 4.  All signage shall conform to Article XIII, Signs, and land use permits shall be issued 
prior to installation of signage. 
Condition 5.  No electronic display sign shall be permitted. 
Condition 6.  Any earth work that has a direct impact to the wetlands may be subject to a Part 
303 EGLE permit and such permit shall be obtained prior to site work. 
Condition 7.  A vegetative berm shall be provided along the length of the west and southwest 
property boundaries that abut a single-family residential dwelling as shown on the site plan.   
Condition 8. A buffer zone, which may include a berm, along Winans Lake Road shall be installed, 
with a concentration of vegetation at the entrance. 
Condition 9. A vegetative screen, which may include a berm, shall be installed along the northern 
1,200 linear feet of the east property boundary.  Native species shall be planted on the top of 
the berm.  
Condition 10. The docks on the Huron River shall be sized to meet the Ordinance requirements. 
Condition 11. No public use of the docks shall be permitted.  
Condition 12. All required state permits shall be obtained prior to the installation of any docks 
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in the Huron River or Gut Lake. 
Condition 13. Upon final approval of the site plan, construction, or expansion of any permitted 
or special use shall conform to the site plan. The approval by the planning commission and 
Township Board of a site plan shall expire within one year after the date of such approval, 
unless a land use permit has been issued and construction has commenced.  
Condition 14. No sound amplification will be permitted on this site. 
Condition 15. Special event usage to be coordinated with Township public safety committee. 
Condition 16.  The berm and landscaping shall be combined on the grading plan and in 
accordance with conditions 7,8,9. 
Condition 17.  The existing farmhouse, silo, and barn will be maintained for use if financially 
feasible and may be considered as historical buildings. 
 

Roll Call Vote:   Ayes (5);   Absent (2) Commissioners Leabu Jr and Muir 

VOTE: MOTION CARRIED UNANIMOUSLY 

 
 

 

NEW BUSINESS 
 

1. PSPR 23-0002: Commercial Sign Review for project number FSPA21-006: A 5,244 
square foot new standalone building that will be used as a convenience store for 
a new sixteen pump gas station at 9191 Pettysville Rd (TID 4715-20-201-022). The 
new convenience store will include a restaurant area that will have prepared 
foods, large coolers for cold beverages and foods, shelving for other goods and 
restrooms. This store will also sell alcoholic beverages. The special use permit 
application for the gas station was approved contingent on the final site plan 
approval of the gas station plans. 

 
Approval motion made by Commissioner Priebe, seconded by Mariani, that the Planning 
Commission approve PSPR 23-0002 sign waiver at 9191 Pettysville Rd for: 
 

 A 63.5 square foot freestanding sign 

 Three wall signs totaling 66.4 sq. ft. 

 The free-standing sign will be moved back at least 10 ft from the ROW. 

 Signs shall comply with all requirements of Article XIII and be designed in substantial 
compliance with the submitted sign program. 

Roll Call Vote:   Ayes (5);   Absent (2) Commissioners Leabu Jr and Muir 

VOTE: MOTION CARRIED UNANIMOUSLY 
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ADJOURNMENT 

Motion to adjourn at 8 pm. 

Motion made by Commissioner Mariani, seconded by Commissioner Priebe for adjournment.  

Roll Call Vote:   Ayes (5);   Absent (2) Commissioners Leabu Jr and Muir 

VOTE: MOTION CARRIED UNANIMOUSLY 

 

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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December 14, 2023 

 

Mr. David Rohr 

Hamburg Township 

10405 Merrill Road 

Hamburg, Michigan 48139 

 

 

Re: Hamburg Village 

 Preliminary Site Plan Review #2 

 

Dear David: 

 

We have reviewed the preliminary site plan for the above referenced project as prepared by SM 

Engineering, dated November 10, 2023, along with supplemental information provided on December 4, 

2023.  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 the final site plan submittal.   

 

Paving 

2. MDOT approval is required for the driveways on M-36. 

 

3. All ramps shall be ADA compliant. 

 

4. No pavement or sidewalk details were included.  These should be included in future submittals 

along with proposed cross sections, curb types, and other appropriate details. 

 

5. ADA parking spaces shall be minimum of 8’-0” wide.  Space north of the gas station is 

dimensioned as 7’-6”. 

 

Utilities, Generally 

6. Incorrect municipalities are referenced in the General Notes on Sheet C.5. 

 

7. The utilities in general should be laid out parallel to the proposed roadways, most notably on the 

north/ south roadways. 

 

8. The scale on Sheet C5.0 is incorrectly listed. 

 

Storm Drainage 

9. The preliminary storm calculations are acceptable.  The final site plan submittal shall include: 

a. Drainage areas should be shown, and any offsite input should be considered. 

b. An outlet detail and calculations should be included. 
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David Rohr  IMEG #23007096.00 
December 14, 2023  Page 2 of 2 

 

 

c. Conveyance calculations for the storm sewer should be included. 

d. Details of manholes, catch basins, etc as required. 

 

10. The applicant is proposing to discharge the site stormwater to the Livingston Street outlet.  The 

applicant should demonstrate that there is adequate conveyance available so that no ponding is 

caused by this discharge.  Approval from the Livingston County Road commission for this 

discharge is also required. 

 

Sewer 

11. The sewage from 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.  Review of the sewer system will occur 
with the final site plan submittal. 

 
12. An existing sanitary sewer runs along the south side of M-36.  While the depth is not likely 

adequate to serve the entire development, the petitioner should consider connecting buildings as 
elevation allows. 
 

13. The development is shown being constructed in phases with Phase 1 consisting of the northern 
commercial properties and Phase 2 consisting of the southern residential.  The pump station is 
currently shown in Phase 2.  Accommodations for the construction of the pump station should 
be included in Phase 1 or the Phase 1 buildings could be connected to the existing sanitary 
sewer as noted above. 
 

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

review and Act 399 permitting.  Preliminary comments are included below. 
 

15. Only one connection is proposed to service the 40 plus units.  The petitioner should consider a 
second water connection.  LCWA will have final authority on this. 

 
 
In summary, we offer no objection to the approval of the preliminary 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: 2023.12.14 15:15:28-05'00'
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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 

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

Date: October 16, 2023 

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 20 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 any and all of the commercial 
spaces.  

4. Office building shall be required to have a 3200 series Knox Box placed on the building. 
Location to be approved by the Fire Code official.  
Gas Station 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. Streets that are narrower than 26ft shall be posted no parking on both sides of the street.  
7. Turning radius for the entire development shall be based on the turning radius of a 

tandem axel ariel platform apparatus.  
 

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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Village Residential z7roryn-z,vn-ro1

District Character
The purpose of the Village Residential Districts are to provide a

variety of predominantly residential uses which include different
housing opportunities while providing services such as parks,
schools and convenience shops designed to encourage walking
and biking minimizing the impact of the automobile. The intent is

to create high quality residential neighborhoods, which are
integrated with other neighborhoods, as well as other districts.

Village Residential 2 will act as a transition area within the
southern portion of the Village north of Strawberry Lake Road.

Characteristics:
r New streets, bikeways, paths and trails should connect to

existing adjacent neighborhoods and create a unifying
circulation network.

Traffic calming measures should be used to eliminate shorts
cuts and support a desirable living environment.

Multiple connecting streets within a residential neighborhood
should knit a neighborhood together, not from barriers.

The street network should lead to major amenities such as
retail centers, shops, schools, parks and community
facilities.

Street and path systems should focus on important vistas
such as community buildings, woodlands or open spaces.

There should be a wide variety of residential building types
and living opportunities within a neighborhood including
small lot single-family, duplexes, townhomes, row homes,
ga rden apartments, and flats.

Resldential densities shall generally transition from greater

intensities near other districts or neighborhood nodes and to
medium or lesser densities at community edges or major
open space systems.
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Pa rking: The following parking requirements per zoning code except
for the following exceptions:

Visitor parking for residential uses allowed on-street.

Convenience retail parking on-street is allowed.

Churches shall institute shared parking programs with
convenience retail/business service uses adjacent. Each is

allowed a 15% reduction in required parking.

STREETSCAPE

The following streetscape design improvements will help to
enhance the pedestrian environment.

Lighting: Streetlights should be scaled for lighting the pedestrian
way at approximalely 72' in height and 50' o.c. Additional lighting
may include accent lights along residential pathways or
landscaping.

Street Trees: Street trees should be placed approximately 30- 50'
o.c. There should be bulbouts with accent trees at intersections
and mid-block crossings.

lntersections: Pedestrian crossings should be clearly designated
with wide stripping at a minimum. Accent paving such as
interlocking pavers, brick in accent bands or scored and sand
blasted concrete are strongly encouraged.

Sidewalk Design: Sidewalks should be a minimum of 6 feet wlde
and wider when deemed appropriate.
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SITE PLANNING AND BUILDING TYPES

The following site pla n ning and building type standa rds will help to
create an attractive environment in the VR Districts:

Building Location: Buildings and site development should
contribute to a cohesive urban pattern, define and frame the pu blic
street and open space system, and reinforce the overall goal of
creating a walkable district.

Residential Frontage: Residential Buildings should be built to the
street or have a minimal front porch setback with raised entries.

ALLEY

20'

SIREEI

20'

I

I

I
I

I

I

I
I

Build ing Design:

VR.1O

Units range from 600 sq. ft. one bedrooms to 1,500 sq. ft.
for three bedrooms.

Primary building entrances shall be oriented towards
streets, parks or pedestrian plazas.

Ground floor units shall have individual entries directlyfrom
the street.

The buildings may be accessed through a common entry
with an elevator and stair core to a series of double loaded

corridors.

Buildings should be organized around a large semiprivate
open space that provides for quality landscaping, tot lots
and bu ild ing buffer space.

Front yard setbacks shall generally range from 0-15 feet.

HAMBURG TOWNSHIP I Vll age Center Nlaster Plan 49 lMcKenna Associates
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Faqade Requirements:
. The architectural features, materials, and building

articulation shall be continued on all sides visible from a

public street.

. The front faqade of the principal building shallface onto the
public street.

. The front faqade shall not be oriented to face directly to a

parking lot.

r Porches, roof overhangs, pent roofs, or other similar
architectural features shall define the front entrance to all
residences.

. Front loaded garages are discouraged. Any front loaded
garages must be recessed a minimum of 10 feet.

Open Space: Please refer to Chart l for appropriate open space
provisions within the VR Districts.

Signage: Both districts may have address signage, accessory
signage not exceeding two square feet, private traffic signs, and
one real estate sign per dwelling unit for sale. Subdivisions are also
permitted one sign per vehicle entrance, located on private
property, and not to exceed 20 square feet. All signage is still
subject to Zoning Ordinance requirements. In addition VR-8 may
have the following:
. Up to eight square feet of accessory signage.

. Signs identifying community facilities. Not to exceed 15
square feet not closer than 30 feet to a single family
residential property line.

. Garages with access from an alley

SIREEI

GaraEe setback from the front fagade are encouraEed.

Garages with access from an alley

o'!n.

I
I

2n 2,3

I

HAMBURG TOWNSHIP I Village Center Nlaster Plan s0 l\y'cKenna Associates

:1 i

I
II

I

n''lwtwt! TlT'Tl
tilll I lul!Llr i-t i r i l t

I

I

I

:. l.+ * :h

I

I

36

Item 2.



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: December 20, 2023 
Agenda Item:  
Project Number:  Preliminary 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) 
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Hamburg Township  
Planning Commission 
December 20, 2023 
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Location Map 

 
 
PROJECT DESCRIPTION:  
The proposed project will utilize the General Planned Unit Development (GPUD) regulations 
(Section 36-439). The proposed project includes 40 for-rent Townhomes in eight buildings with 
between 4-7 units in each building and a 1,400 square foot community center/office management 
building. The project will extend the utilities and pedestrian trails/sidewalk systems from the M-
36 intersection with Hamburg Road to Livingston Street to the south and Campbell Ct. to the 
east. The project also includes a 81,447 shared open space area (Parcel A).  
 

38

Item 2.



Hamburg Township  
Planning Commission 
December 20, 2023 
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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: 
The Preliminary GPUD site plan shall contain enough detail to explain the proposed uses, 
relationship to adjoining parcels, vehicular and pedestrian circulation patterns, open spaces and 
landscape areas, and building density or intensity.  
 
1. Applicant originally submitted on May 31, 2022, for preliminary site plan review for the 

GPUD.   The original submittal was for two sites, one site with 28 for-rent townhomes and 
the second site with a gas station. 

2. Applicant received preliminary approval from the Planning Commission on July 20, 2022., 
and preliminary approval from the Township Board on August 4, 2022.  No final site plan 
review was done. 

3. Planning Staff sent the submitted information and plans to the Hamburg Township Public 
Works and Fire Departments, the Hamburg Township Engineer and the Hamburg Township 
Utilities Department for review and comment. Applicant submitted information and plans to 
the Livingston County Public Health Department (LCHD) and Road Commission (LCRC) 
and the Michigan Department of Environment Great Lakes and Energy (EGLE) and 
Transpiration (MDOT) for comments. 

4. At tonight’s meeting on December 20, 2023, the Planning Commission will conduct the 
public hearing for this project. At this hearing the Planning Commission will act and 
recommend approval or denial of the preliminary site plan for the GPUD to the Township 
Board or table the project if the Planning Commission determines more information is 
required to make a recommendation.  A recommendation of approval can include 
recommended conditions of project approval.  

5. Following the public hearing, the Planning Commission recommendation is forwarded to the 
Township Board for a final determination on the preliminary site plan for GPUD.  

6. If the preliminary site plan for the GPUD is approved by the Township Board the applicant 
will then start working on the submittal of a final site plan for the GPUD.  

 
 
 
 
 
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 preliminary 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. 
 
Little detail is provided for the M-36 or Campbell Ct. frontages.  A more detailed plan would be 
useful for the final site plan review. 
 
 
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. 

 
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.  
 
Suggested Condition 1:  
A more detailed landscaping plan that meets all the requirements.  Applicant may also specify 
which landscaping requirements they wish to have waived. 
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. 
 
Suggested Condition 2:  
A lighting plan that meets all the regulations for the village center area shall be submitted as a 
part of the final site plan review. This plan should include pedestrian scale lighting in the park to 
allow safe pedestrian access to the front doors of the units facing this park.     
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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 
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.  
 
Suggested Condition 3:  
Prior to the review of the final site plan or 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.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
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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.     
 
Suggested Condition 4:  
As a part of the final site plans a pedestrian access route shall be created to the 
retail store building from the sidewalk on the east side (Campbell Ct.) of the 
development.   

 
 
 
 
 
 
 
 
 
 

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 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
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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.  

 
 
 
 
 
 
 
 
 

 
DISCRETIONARY REVIEW CRITERIA  
The following are the applicable discretionary standards for preliminary GPUD site plan review 
within the Township’s Zoning Ordinance in bold, followed by staff analysis of the project as it 
applies to each standard. Because this project is a GPUD it requires compliance to the Planned 
Unit Development Standards (Section 36-442) and the Site Plan Review Standards (Section 36-
73).  When the Planning Commission is reviewing the project for compliance to Section 36-442 
and 36-73 it should remember that tonight’s meeting is for the preliminary site plan review and 
that additional information may need to be submitted with the final site plan application for the 
Planning Commission to verify that the project meet the standards in section 36-442 and 36-
73(7).  The Planning Commission should review the project and determine if the project meet 
each of the following standards:  
 
 
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. 
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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 centralized park area 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 area on the site some regulatory flexibility is required for the 
development of the site.  
 
 
(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 should confirm this in the final site plan 
review. 
 
 
 
(5) 

45

Item 2.



Hamburg Township  
Planning Commission 
December 20, 2023 
 

10 | P a g e  
 

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 15 feet and in certain 
areas of the site and along the east property line and along the pearl street connection the 
project is not able to meet the requirements for the number of trees. Also, 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.   
 
 
(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. 
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The design of this project will improve the appearance of the Township and will provide needed 
connection through the site to the surrounding community, a centralized park area, 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.     
 
 
 
Suggested Condition 5 
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. 
 
 
 
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 preliminary site plan for the GPUD. It appears that the applicant 
has submitted adequate information for the planning commission review of the preliminary 
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 
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.   
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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.  
The preliminary project plans do not provide enough detail for the Township Engineer to do 
a full review of the infrastructure proposed. However, an initial review was prepared by the 
Township Engineer and these comments will need to be addressed as a part of the final site 
plan review of the project. Attached. The plans submitted for final site plan review will 
provide greater details on the drainage, roadway construction, and other improvements.   

 
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. The plans submitted as a part of the final site plan review will 
address the Township Engineers initial comments and will provide greater details on the 
drainage, the design and construction of storm sewers, stormwater holding facilities, water 
mains, and sanitary sewers. 
 

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 60 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 preliminary site plan 
review (Exhibit A, Page L101). This plan was reviewed on pages 5-6 of this report, the 

48

Item 2.



Hamburg Township  
Planning Commission 
December 20, 2023 
 

13 | P a g e  
 

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.  
Detailed engineering plans are not required to be submitted as a part of the preliminary site 
plan review process. The township engineer has done a cursory review of the preliminary 
plans and project layout. The engineering comments are attached.  If the GPUD preliminary 
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.  
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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 
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. Some of the design elements that help to achieve this are usable front porches, the first 
floors of the homes are set at an elevation slightly higher than the public sidewalks, where garage 
face the street they are set back 4 feet from the front façade of the home and 9 feet from the  
front façade of the covered porch, nine of the home front the park and are accessed off an alley, 
on street parallel parking spaces are provided along the main roadway, and quality materials and 
trim will be utilized to build these units.  
 
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:  
Staff believe that as conditioned and with final review of the project under the final site plan 
review requirement the proposes preliminary site plan for the GPUD project is substantially 
compliance with the required standards under sections 36-442 and 36-73.     
 
The Planning Commission should review and discuss the preliminary 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 preliminary 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: A more detailed landscaping plan that meets all the requirements.  
Applicant may also specify which landscaping requirements they wish to have waived. 
 
Suggested Condition 2: A lighting plan that meets all the regulations for the village center area 
shall be submitted as a part of the final site plan review. This plan should include pedestrian 

50

Item 2.



Hamburg Township  
Planning Commission 
December 20, 2023 
 

15 | P a g e  
 

scale lighting in the park to allow safe pedestrian access to the front doors of the units facing this 
park.     
 
 
Suggested Condition 3: Prior to the review of the final site plan or 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 4: As a part of the final site plans a pedestrian access route shall be 
created to the retail store building from the sidewalk on the east side (Campbell Ct.) of the 
development.  
 
Suggested Condition 5 
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. 
  
Suggested Condition 6: Prior to the review of the final site plan or the issuance of a land use 
permit as needed all appropriate 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. 
 
 
Next Steps: 
If the Planning Commission recommends approval of the preliminary GPUD site plan, the 
Township Board shall consider the Planning Commission recommendation and public hearing 
comments and shall take action to approve, deny or remand the site plan back to the Planning 
Commission for further review.   
  
If the Township Board approves preliminary GPUD site plan the applicant shall submit a final 
GPUD site plan which contains all information required by Article 3 of the Township Zoning 
Ordinance.  
  
 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 
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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: Preliminary GPUD site plan and other project plans    
Exhibit C: Village Center Master Plan: Village Residential pages 47-50   
Exhibit D: Hamburg Township Fire Department Initial Review 
Exhibit E: Hamburg Township Engineering Consultant Initial Review  
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1. ALL WORKMANSHIP AND MATERIAL SHALL BE IN ACCORDANCE WITH THE ALL WORKMANSHIP AND MATERIAL SHALL BE IN ACCORDANCE WITH THE  WORKMANSHIP AND MATERIAL SHALL BE IN ACCORDANCE WITH THE WORKMANSHIP AND MATERIAL SHALL BE IN ACCORDANCE WITH THE  AND MATERIAL SHALL BE IN ACCORDANCE WITH THE AND MATERIAL SHALL BE IN ACCORDANCE WITH THE  MATERIAL SHALL BE IN ACCORDANCE WITH THE MATERIAL SHALL BE IN ACCORDANCE WITH THE  SHALL BE IN ACCORDANCE WITH THE SHALL BE IN ACCORDANCE WITH THE  BE IN ACCORDANCE WITH THE BE IN ACCORDANCE WITH THE  IN ACCORDANCE WITH THE IN ACCORDANCE WITH THE  ACCORDANCE WITH THE ACCORDANCE WITH THE  WITH THE WITH THE  THE THE CURRENT STANDARDS AND SPECIFICATIONS OF HAMBURG TOWNSHIP AND  STANDARDS AND SPECIFICATIONS OF HAMBURG TOWNSHIP AND STANDARDS AND SPECIFICATIONS OF HAMBURG TOWNSHIP AND  AND SPECIFICATIONS OF HAMBURG TOWNSHIP AND AND SPECIFICATIONS OF HAMBURG TOWNSHIP AND  SPECIFICATIONS OF HAMBURG TOWNSHIP AND SPECIFICATIONS OF HAMBURG TOWNSHIP AND  OF HAMBURG TOWNSHIP AND OF HAMBURG TOWNSHIP AND  HAMBURG TOWNSHIP AND HAMBURG TOWNSHIP AND  TOWNSHIP AND TOWNSHIP AND  AND AND LIVINGSTON COUNTY 2. IN AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND IN AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND  AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND  WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND  NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND  PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND  ARE BEING CONSTRUCTED, THE TOPSOIL AND ARE BEING CONSTRUCTED, THE TOPSOIL AND  BEING CONSTRUCTED, THE TOPSOIL AND BEING CONSTRUCTED, THE TOPSOIL AND  CONSTRUCTED, THE TOPSOIL AND CONSTRUCTED, THE TOPSOIL AND  THE TOPSOIL AND THE TOPSOIL AND  TOPSOIL AND TOPSOIL AND  AND AND SOIL CONTAINING ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT  CONTAINING ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT CONTAINING ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT  ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT  MATTER SHALL BE REMOVED PRIOR TO PAVEMENT MATTER SHALL BE REMOVED PRIOR TO PAVEMENT  SHALL BE REMOVED PRIOR TO PAVEMENT SHALL BE REMOVED PRIOR TO PAVEMENT  BE REMOVED PRIOR TO PAVEMENT BE REMOVED PRIOR TO PAVEMENT  REMOVED PRIOR TO PAVEMENT REMOVED PRIOR TO PAVEMENT  PRIOR TO PAVEMENT PRIOR TO PAVEMENT  TO PAVEMENT TO PAVEMENT  PAVEMENT PAVEMENT CONSTRUCTION. 3. ON-SITE FILL CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN ON-SITE FILL CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN  FILL CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN FILL CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN  CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN  BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN BE USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN  USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN USED IF THE SPECIFIED COMPACTION REQUIREMENTS CAN  IF THE SPECIFIED COMPACTION REQUIREMENTS CAN IF THE SPECIFIED COMPACTION REQUIREMENTS CAN  THE SPECIFIED COMPACTION REQUIREMENTS CAN THE SPECIFIED COMPACTION REQUIREMENTS CAN  SPECIFIED COMPACTION REQUIREMENTS CAN SPECIFIED COMPACTION REQUIREMENTS CAN  COMPACTION REQUIREMENTS CAN COMPACTION REQUIREMENTS CAN  REQUIREMENTS CAN REQUIREMENTS CAN  CAN CAN BE ACHIEVED.  IF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF  ACHIEVED.  IF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF ACHIEVED.  IF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF   IF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF  IF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF IF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF  ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF ON-SITE SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF  SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF SOIL IS USED, IT SHOULD BE CLEAN AND FREE OF  IS USED, IT SHOULD BE CLEAN AND FREE OF IS USED, IT SHOULD BE CLEAN AND FREE OF  USED, IT SHOULD BE CLEAN AND FREE OF USED, IT SHOULD BE CLEAN AND FREE OF  IT SHOULD BE CLEAN AND FREE OF IT SHOULD BE CLEAN AND FREE OF  SHOULD BE CLEAN AND FREE OF SHOULD BE CLEAN AND FREE OF  BE CLEAN AND FREE OF BE CLEAN AND FREE OF  CLEAN AND FREE OF CLEAN AND FREE OF  AND FREE OF AND FREE OF  FREE OF FREE OF  OF OF FROZEN SOIL, ORGANICS, OR OTHER DELETERIOUS MATERIALS.   4. THE FINAL SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY THE FINAL SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY  FINAL SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY FINAL SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY  SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY  AGGREGATE BASE SHOULD BE THOROUGHLY AGGREGATE BASE SHOULD BE THOROUGHLY  BASE SHOULD BE THOROUGHLY BASE SHOULD BE THOROUGHLY  SHOULD BE THOROUGHLY SHOULD BE THOROUGHLY  BE THOROUGHLY BE THOROUGHLY  THOROUGHLY THOROUGHLY PROOF ROLLED USING A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END  ROLLED USING A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END ROLLED USING A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END  USING A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END USING A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END  A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END A FULLY LOADED TANDEM AXLE TRUCK OR FRONT END  FULLY LOADED TANDEM AXLE TRUCK OR FRONT END FULLY LOADED TANDEM AXLE TRUCK OR FRONT END  LOADED TANDEM AXLE TRUCK OR FRONT END LOADED TANDEM AXLE TRUCK OR FRONT END  TANDEM AXLE TRUCK OR FRONT END TANDEM AXLE TRUCK OR FRONT END  AXLE TRUCK OR FRONT END AXLE TRUCK OR FRONT END  TRUCK OR FRONT END TRUCK OR FRONT END  OR FRONT END OR FRONT END  FRONT END FRONT END  END END LOADER UNDER THE OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.   UNDER THE OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.  UNDER THE OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.   THE OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.  THE OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.   OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.  OBSERVATION OF A GEOTECHNICAL/ PAVEMENT ENGINEER.   OF A GEOTECHNICAL/ PAVEMENT ENGINEER.  OF A GEOTECHNICAL/ PAVEMENT ENGINEER.   A GEOTECHNICAL/ PAVEMENT ENGINEER.  A GEOTECHNICAL/ PAVEMENT ENGINEER.   GEOTECHNICAL/ PAVEMENT ENGINEER.  GEOTECHNICAL/ PAVEMENT ENGINEER.   PAVEMENT ENGINEER.  PAVEMENT ENGINEER.   ENGINEER.  ENGINEER.  LOOSE OR YIELDING AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD  OR YIELDING AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD OR YIELDING AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD  YIELDING AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD YIELDING AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD  AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD AREAS THAT CANNOT BE MECHANICALLY STABILIZED SHOULD  THAT CANNOT BE MECHANICALLY STABILIZED SHOULD THAT CANNOT BE MECHANICALLY STABILIZED SHOULD  CANNOT BE MECHANICALLY STABILIZED SHOULD CANNOT BE MECHANICALLY STABILIZED SHOULD  BE MECHANICALLY STABILIZED SHOULD BE MECHANICALLY STABILIZED SHOULD  MECHANICALLY STABILIZED SHOULD MECHANICALLY STABILIZED SHOULD  STABILIZED SHOULD STABILIZED SHOULD  SHOULD SHOULD BE REINFORCED USING GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED  REINFORCED USING GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED REINFORCED USING GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED  USING GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED USING GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED  GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED GEOGRIDS OR REMOVED AND REPLACED WITH ENGINEERED  OR REMOVED AND REPLACED WITH ENGINEERED OR REMOVED AND REPLACED WITH ENGINEERED  REMOVED AND REPLACED WITH ENGINEERED REMOVED AND REPLACED WITH ENGINEERED  AND REPLACED WITH ENGINEERED AND REPLACED WITH ENGINEERED  REPLACED WITH ENGINEERED REPLACED WITH ENGINEERED  WITH ENGINEERED WITH ENGINEERED  ENGINEERED ENGINEERED FILL OR AS DICTATED BY FIELD CONDITIONS. 5. SUBGRADE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED TO SUBGRADE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED TO  UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED TO UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED TO  INCLUDING BACKFILLING SHALL BE PERFORMED TO INCLUDING BACKFILLING SHALL BE PERFORMED TO  BACKFILLING SHALL BE PERFORMED TO BACKFILLING SHALL BE PERFORMED TO  SHALL BE PERFORMED TO SHALL BE PERFORMED TO  BE PERFORMED TO BE PERFORMED TO  PERFORMED TO PERFORMED TO  TO TO REPLACE MATERIALS SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL  MATERIALS SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL MATERIALS SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL  SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL  TO FROST HEAVING AND UNSTABLE SOIL TO FROST HEAVING AND UNSTABLE SOIL  FROST HEAVING AND UNSTABLE SOIL FROST HEAVING AND UNSTABLE SOIL  HEAVING AND UNSTABLE SOIL HEAVING AND UNSTABLE SOIL  AND UNSTABLE SOIL AND UNSTABLE SOIL  UNSTABLE SOIL UNSTABLE SOIL  SOIL SOIL CONDITIONS. ANY EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN  ANY EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN ANY EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN  EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN  THAT MAY BE REQUIRED BELOW THE TOPSOIL IN THAT MAY BE REQUIRED BELOW THE TOPSOIL IN  MAY BE REQUIRED BELOW THE TOPSOIL IN MAY BE REQUIRED BELOW THE TOPSOIL IN  BE REQUIRED BELOW THE TOPSOIL IN BE REQUIRED BELOW THE TOPSOIL IN  REQUIRED BELOW THE TOPSOIL IN REQUIRED BELOW THE TOPSOIL IN  BELOW THE TOPSOIL IN BELOW THE TOPSOIL IN  THE TOPSOIL IN THE TOPSOIL IN  TOPSOIL IN TOPSOIL IN  IN IN FILL SECTIONS OR BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS  SECTIONS OR BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS SECTIONS OR BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS  OR BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS OR BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS  BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS  SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS  IN CUT SECTIONS, WILL BE CLASSIFIED AS IN CUT SECTIONS, WILL BE CLASSIFIED AS  CUT SECTIONS, WILL BE CLASSIFIED AS CUT SECTIONS, WILL BE CLASSIFIED AS  SECTIONS, WILL BE CLASSIFIED AS SECTIONS, WILL BE CLASSIFIED AS  WILL BE CLASSIFIED AS WILL BE CLASSIFIED AS  BE CLASSIFIED AS BE CLASSIFIED AS  CLASSIFIED AS CLASSIFIED AS  AS AS SUBGRADE UNDERCUTTING. 6. SUBGRADE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED WHERE SUBGRADE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED WHERE  UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED WHERE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED WHERE  INCLUDING BACKFILLING SHALL BE PERFORMED WHERE INCLUDING BACKFILLING SHALL BE PERFORMED WHERE  BACKFILLING SHALL BE PERFORMED WHERE BACKFILLING SHALL BE PERFORMED WHERE  SHALL BE PERFORMED WHERE SHALL BE PERFORMED WHERE  BE PERFORMED WHERE BE PERFORMED WHERE  PERFORMED WHERE PERFORMED WHERE  WHERE WHERE NECESSARY AND THE EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF  AND THE EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF AND THE EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF  THE EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF THE EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF  EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF  MATERIAL SHALL BECOME THE PROPERTY OF MATERIAL SHALL BECOME THE PROPERTY OF  SHALL BECOME THE PROPERTY OF SHALL BECOME THE PROPERTY OF  BECOME THE PROPERTY OF BECOME THE PROPERTY OF  THE PROPERTY OF THE PROPERTY OF  PROPERTY OF PROPERTY OF  OF OF THE CONTRACTOR. ANY SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH  CONTRACTOR. ANY SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH CONTRACTOR. ANY SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH  ANY SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH ANY SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH  SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH  UNDERCUTTING SHALL BE BACKFILLED WITH UNDERCUTTING SHALL BE BACKFILLED WITH  SHALL BE BACKFILLED WITH SHALL BE BACKFILLED WITH  BE BACKFILLED WITH BE BACKFILLED WITH  BACKFILLED WITH BACKFILLED WITH  WITH WITH SAND OR OTHER SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED  OR OTHER SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED OR OTHER SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED  OTHER SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED OTHER SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED  SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED SIMILAR APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED  APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED  MATERIAL. BACKFILL SHALL BE COMPACTED MATERIAL. BACKFILL SHALL BE COMPACTED  BACKFILL SHALL BE COMPACTED BACKFILL SHALL BE COMPACTED  SHALL BE COMPACTED SHALL BE COMPACTED  BE COMPACTED BE COMPACTED  COMPACTED COMPACTED TO 95% OF THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  95% OF THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE 95% OF THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  OF THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE OF THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE THE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE MAXIMUM UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE UNIT WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE WEIGHT (PER ASTM D-1557) UNLESS OTHERWISE  (PER ASTM D-1557) UNLESS OTHERWISE (PER ASTM D-1557) UNLESS OTHERWISE  ASTM D-1557) UNLESS OTHERWISE ASTM D-1557) UNLESS OTHERWISE  D-1557) UNLESS OTHERWISE D-1557) UNLESS OTHERWISE  UNLESS OTHERWISE UNLESS OTHERWISE  OTHERWISE OTHERWISE SPECIFIED. 7. BACKFILL UNDER PAVED AREAS SHALL BE AS SPECIFIED ON DETAILS. BACKFILL UNDER PAVED AREAS SHALL BE AS SPECIFIED ON DETAILS. 8. ANY SUB-GRADE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE ANY SUB-GRADE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE  SUB-GRADE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE SUB-GRADE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE  WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE  REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE  TO ACHIEVE REQUIRED DENSITY SHALL BE TO ACHIEVE REQUIRED DENSITY SHALL BE  ACHIEVE REQUIRED DENSITY SHALL BE ACHIEVE REQUIRED DENSITY SHALL BE  REQUIRED DENSITY SHALL BE REQUIRED DENSITY SHALL BE  DENSITY SHALL BE DENSITY SHALL BE  SHALL BE SHALL BE  BE BE CONSIDERED INCIDENTAL TO THE JOB. 9. FINAL PAVEMENT ELEVATIONS SHOULD BE SO DESIGNED TO PROVIDE POSITIVE FINAL PAVEMENT ELEVATIONS SHOULD BE SO DESIGNED TO PROVIDE POSITIVE  PAVEMENT ELEVATIONS SHOULD BE SO DESIGNED TO PROVIDE POSITIVE PAVEMENT ELEVATIONS SHOULD BE SO DESIGNED TO PROVIDE POSITIVE  ELEVATIONS SHOULD BE SO DESIGNED TO PROVIDE POSITIVE ELEVATIONS SHOULD BE SO DESIGNED TO PROVIDE POSITIVE  SHOULD BE SO DESIGNED TO PROVIDE POSITIVE SHOULD BE SO DESIGNED TO PROVIDE POSITIVE  BE SO DESIGNED TO PROVIDE POSITIVE BE SO DESIGNED TO PROVIDE POSITIVE  SO DESIGNED TO PROVIDE POSITIVE SO DESIGNED TO PROVIDE POSITIVE  DESIGNED TO PROVIDE POSITIVE DESIGNED TO PROVIDE POSITIVE  TO PROVIDE POSITIVE TO PROVIDE POSITIVE  PROVIDE POSITIVE PROVIDE POSITIVE  POSITIVE POSITIVE SURFACE DRAINAGE. A MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS  DRAINAGE. A MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS DRAINAGE. A MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS  A MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS A MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS  MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS MINIMUM SURFACE SLOPE OF 1.0 PERCENT IS  SURFACE SLOPE OF 1.0 PERCENT IS SURFACE SLOPE OF 1.0 PERCENT IS  SLOPE OF 1.0 PERCENT IS SLOPE OF 1.0 PERCENT IS  OF 1.0 PERCENT IS OF 1.0 PERCENT IS  1.0 PERCENT IS 1.0 PERCENT IS  PERCENT IS PERCENT IS  IS IS RECOMMENDED.  10. CONSTRUCTION TRAFFIC SHOULD BE MINIMIZED ON THE NEW PAVEMENT. IF CONSTRUCTION TRAFFIC SHOULD BE MINIMIZED ON THE NEW PAVEMENT. IF  TRAFFIC SHOULD BE MINIMIZED ON THE NEW PAVEMENT. IF TRAFFIC SHOULD BE MINIMIZED ON THE NEW PAVEMENT. IF  SHOULD BE MINIMIZED ON THE NEW PAVEMENT. IF SHOULD BE MINIMIZED ON THE NEW PAVEMENT. IF  BE MINIMIZED ON THE NEW PAVEMENT. IF BE MINIMIZED ON THE NEW PAVEMENT. IF  MINIMIZED ON THE NEW PAVEMENT. IF MINIMIZED ON THE NEW PAVEMENT. IF  ON THE NEW PAVEMENT. IF ON THE NEW PAVEMENT. IF  THE NEW PAVEMENT. IF THE NEW PAVEMENT. IF  NEW PAVEMENT. IF NEW PAVEMENT. IF  PAVEMENT. IF PAVEMENT. IF  IF IF CONSTRUCTION TRAFFIC IS ANTICIPATED ON THE PAVEMENT STRUCTURE, THE  TRAFFIC IS ANTICIPATED ON THE PAVEMENT STRUCTURE, THE TRAFFIC IS ANTICIPATED ON THE PAVEMENT STRUCTURE, THE  IS ANTICIPATED ON THE PAVEMENT STRUCTURE, THE IS ANTICIPATED ON THE PAVEMENT STRUCTURE, THE  ANTICIPATED ON THE PAVEMENT STRUCTURE, THE ANTICIPATED ON THE PAVEMENT STRUCTURE, THE  ON THE PAVEMENT STRUCTURE, THE ON THE PAVEMENT STRUCTURE, THE  THE PAVEMENT STRUCTURE, THE THE PAVEMENT STRUCTURE, THE  PAVEMENT STRUCTURE, THE PAVEMENT STRUCTURE, THE  STRUCTURE, THE STRUCTURE, THE  THE THE INITIAL LIFT THICKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL  LIFT THICKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL LIFT THICKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL  THICKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL THICKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL  COULD BE INCREASED AND PLACEMENT OF THE FINAL COULD BE INCREASED AND PLACEMENT OF THE FINAL  BE INCREASED AND PLACEMENT OF THE FINAL BE INCREASED AND PLACEMENT OF THE FINAL  INCREASED AND PLACEMENT OF THE FINAL INCREASED AND PLACEMENT OF THE FINAL  AND PLACEMENT OF THE FINAL AND PLACEMENT OF THE FINAL  PLACEMENT OF THE FINAL PLACEMENT OF THE FINAL  OF THE FINAL OF THE FINAL  THE FINAL THE FINAL  FINAL FINAL LIFT COULD BE DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES  COULD BE DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES COULD BE DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES  BE DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES BE DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES  DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES  UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES  THE MAJORITY OF THE CONSTRUCTION ACTIVITIES THE MAJORITY OF THE CONSTRUCTION ACTIVITIES  MAJORITY OF THE CONSTRUCTION ACTIVITIES MAJORITY OF THE CONSTRUCTION ACTIVITIES  OF THE CONSTRUCTION ACTIVITIES OF THE CONSTRUCTION ACTIVITIES  THE CONSTRUCTION ACTIVITIES THE CONSTRUCTION ACTIVITIES  CONSTRUCTION ACTIVITIES CONSTRUCTION ACTIVITIES  ACTIVITIES ACTIVITIES HAVE BEEN COMPLETED. THIS ACTION WILL ALLOW REPAIR OF LOCALIZED  BEEN COMPLETED. THIS ACTION WILL ALLOW REPAIR OF LOCALIZED BEEN COMPLETED. THIS ACTION WILL ALLOW REPAIR OF LOCALIZED  COMPLETED. THIS ACTION WILL ALLOW REPAIR OF LOCALIZED COMPLETED. THIS ACTION WILL ALLOW REPAIR OF LOCALIZED  THIS ACTION WILL ALLOW REPAIR OF LOCALIZED THIS ACTION WILL ALLOW REPAIR OF LOCALIZED  ACTION WILL ALLOW REPAIR OF LOCALIZED ACTION WILL ALLOW REPAIR OF LOCALIZED  WILL ALLOW REPAIR OF LOCALIZED WILL ALLOW REPAIR OF LOCALIZED  ALLOW REPAIR OF LOCALIZED ALLOW REPAIR OF LOCALIZED  REPAIR OF LOCALIZED REPAIR OF LOCALIZED  OF LOCALIZED OF LOCALIZED  LOCALIZED LOCALIZED FAILURE, IF ANY DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE  IF ANY DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE IF ANY DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE  ANY DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE ANY DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE  DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE DOES OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE  OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE  AS WELL AS REDUCE LOAD DAMAGE ON THE AS WELL AS REDUCE LOAD DAMAGE ON THE  WELL AS REDUCE LOAD DAMAGE ON THE WELL AS REDUCE LOAD DAMAGE ON THE  AS REDUCE LOAD DAMAGE ON THE AS REDUCE LOAD DAMAGE ON THE  REDUCE LOAD DAMAGE ON THE REDUCE LOAD DAMAGE ON THE  LOAD DAMAGE ON THE LOAD DAMAGE ON THE  DAMAGE ON THE DAMAGE ON THE  ON THE ON THE  THE THE PAVEMENT SYSTEM. 11. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH HAMBURG ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH HAMBURG  CONSTRUCTION SHALL BE IN ACCORDANCE WITH HAMBURG CONSTRUCTION SHALL BE IN ACCORDANCE WITH HAMBURG  SHALL BE IN ACCORDANCE WITH HAMBURG SHALL BE IN ACCORDANCE WITH HAMBURG  BE IN ACCORDANCE WITH HAMBURG BE IN ACCORDANCE WITH HAMBURG  IN ACCORDANCE WITH HAMBURG IN ACCORDANCE WITH HAMBURG  ACCORDANCE WITH HAMBURG ACCORDANCE WITH HAMBURG  WITH HAMBURG WITH HAMBURG  HAMBURG HAMBURG TOWNSHIP AND LIVINGSTON COUNTY SPECIFICATIONS. 12. SPOT ELEVATIONS INDICATE TOP OF PAVEMENT UNLESS OTHERWISE SPOT ELEVATIONS INDICATE TOP OF PAVEMENT UNLESS OTHERWISE  ELEVATIONS INDICATE TOP OF PAVEMENT UNLESS OTHERWISE ELEVATIONS INDICATE TOP OF PAVEMENT UNLESS OTHERWISE  INDICATE TOP OF PAVEMENT UNLESS OTHERWISE INDICATE TOP OF PAVEMENT UNLESS OTHERWISE  TOP OF PAVEMENT UNLESS OTHERWISE TOP OF PAVEMENT UNLESS OTHERWISE  OF PAVEMENT UNLESS OTHERWISE OF PAVEMENT UNLESS OTHERWISE  PAVEMENT UNLESS OTHERWISE PAVEMENT UNLESS OTHERWISE  UNLESS OTHERWISE UNLESS OTHERWISE  OTHERWISE OTHERWISE INDICATED: TC = TOP OF CURB BC = BOTTOM OF CURB 13. REFER TO LANDSCAPE PLAN FOR LANDSCAPE TREATMENT AND REFER TO LANDSCAPE PLAN FOR LANDSCAPE TREATMENT AND  TO LANDSCAPE PLAN FOR LANDSCAPE TREATMENT AND TO LANDSCAPE PLAN FOR LANDSCAPE TREATMENT AND  LANDSCAPE PLAN FOR LANDSCAPE TREATMENT AND LANDSCAPE PLAN FOR LANDSCAPE TREATMENT AND  PLAN FOR LANDSCAPE TREATMENT AND PLAN FOR LANDSCAPE TREATMENT AND  FOR LANDSCAPE TREATMENT AND FOR LANDSCAPE TREATMENT AND  LANDSCAPE TREATMENT AND LANDSCAPE TREATMENT AND  TREATMENT AND TREATMENT AND  AND AND PLACEMENT.  
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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 = 39.73 REU Assumed REU = 40.0 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) = 5.68 Acres (247,357 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 =(48,210 SF)*(0.90)= 48,389 SF BLDG=(48,210 SF)*(0.90)= 48,389 SF Weighted Value C =(118,315 SF)*(0.90)=106,484 SF PAVED=(118,315 SF)*(0.90)=106,484 SF Weighted Value Cpond=(7,500 SF)*(1.00)=7,500 SF Weighted Value C  = (73,332 SF)*(0.20) = 14,666 SF GRASS = (73,332 SF)*(0.20) = 14,666 SF C  = (48,389 SF + 106,484 SF + 7,500 SF + 14,666 SF) / 247,357 SF = 0.71 AVG = (48,389 SF + 106,484 SF + 7,500 SF + 14,666 SF) / 247,357 SF = 0.71 Tc = 15 min; C = 0.71; A = 5.68 acres; Qall = 0.20 cfs/acre Required Water Quality Volume V  =   x 43,560 x A x C =   * 43,560 * 5.68acres * 0.71 = 14,539 CF wq =   x 43,560 x A x C =   * 43,560 * 5.68acres * 0.71 = 14,539 CF 1in12in x 43,560 x A x C =   * 43,560 * 5.68acres * 0.71 = 14,539 CF 1in12in * 43,560 * 5.68acres * 0.71 = 14,539 CF Required Channel Protection Volume Vcp =   x 43,560 x A x C =   x 43,560 x 5.68acres x 0.71 = 19,031 CF 1.3in12in x 43,560 x A x C =   x 43,560 x 5.68acres x 0.71 = 19,031 CF 1.3in12in x 43,560 x 5.68acres x 0.71 = 19,031 CF Required Extended Detention Volume Ved =   x 43,560 x A x C =   x 43,560 x 5.68acres x 0.71 = 27,814 CF   1.9in12in x 43,560 x A x C =   x 43,560 x 5.68acres x 0.71 = 27,814 CF   1.9in12in x 43,560 x 5.68acres x 0.71 = 27,814 CF   Extended Detention Volume Discharge Rate Qed =   =   = 0.161 cfs Ved  (48hr)x(60min)x(60sec) =   = 0.161 cfs 27,814 CF (48hr)x(60min)x(60sec) = 0.161 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)  = 0.71 x 5.68acres x (30.2033 x 100  / (15min + 9.1747) ) = 25.71 cfs 0.2203 / (15min + 9.1747) ) = 25.71 cfs 0.8069) = 25.71 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 5.68 acres = Qall = 1.14 cfs Required 100 year Storm Detention Volume Storage Curve Factor = R = 0.206 - (0.15)(ln( )) = 0.206 - (0.15)(ln( )) = R = 0.67 QallQ100in)) = 0.206 - (0.15)(ln( )) = R = 0.67 1.16cfs25.71cfs)) = R = 0.67 100 Year Storm Volume In = V  = 18,985 x C x A = 18,985 x 0.71 x 5.68acres = 76,563 CF 100in = 18,985 x C x A = 18,985 x 0.71 x 5.68acres = 76,563 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 = (76,563 CF x 0.67) - 0 CF = 51,297 CF (76,563 CF x 0.67) - 0 CF = 51,297 CF Total 100 year storm storage volume > Extended Detention Volume, therefore; required detention volume is  51,297 CF  V  = 51,297 CF reqdet = 51,297 CF V  = 52,629 CFpropdet = 52,629 CF
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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)
  RegXlation   ReTXired   ProYided

�� SSaces ReTXired InclXding � AccessiEle SSaceTotal 3� SSaces ProYided InclXding
� AccessiEle ParNing SSaces

Site
ReTXirePent

3� Lot ParNing SSaces �

VC Standard Fi[tXres to Ee
ProYided # ��
 O.C.
RE: PhotoPetric Plan sheet AS.�3

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
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N
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N
 S
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GAS STATION
2 STORY  W/

CONVENIENCE STORE
5,475 SF

MIXED USE
RETAIL/

RESIDENTIAL
 2 STORY
2,400 SF
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T.
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NORTH

SCALE: ��   ��
1
Site Plan

Parcel I.D.    

SITE DATA

Lot Area      Parcel A ����,3�� ST. Ft. � Parcel B � 6�,�6� ST. Ft.

  RegXlation   InIorPation

Zoning      VC � Village Center� VR� Village Residential

Address      �6�� E. M�36 & ��3�3 HaPEXrg Rd. HaPEXrg TZS, MI

Lot Area CoPEined:     ��6,��� ST. Ft. (�.�� Acres)

����������������  �  ���������������� �
���������������� � ���������������3

ZONE
TOW AWAY

FIRE LANE

PARKING
STANDING
STOPPING

NO 

VAN 
ACCESSIBLE

RESERVED
PARKINGPARKING

RESERVED

ADA SIGN DETAILS

ZONING SCHEDULE OF REGULATIONS

  RegXlation   ReTXired

SetEacNs

BXilding Height

  ProYided � Parcel A

� Stories � �3
���  ��
�6� ToZnhoPeVR � VC : 3�
 � �.� Stories

Ma[iPXP Lot
CoYerage
EXilding�SarNing

VR: 3����
VC: �����

PARKING SUMMARY - Parcel A (Townhomes)
  RegXlation   ReTXired   ProYided

63.�  SSaces ReTXiredTotal 6� SSaces ProYided

Site
ReTXirePent

�.� SSaces �Unit:
�.���� Xnits  6� SSaces
� CoPPXnit\ Center � SSace � ��� SF
  3.� SSaces

�� Street ParNing SSaces (GXest)
� �� Garage ParNing SSaces
� SSaces E\ CoPPXnit\ Center

  ProYided � Parcel B

�,��� SF� PER UNIT
6�,��� SF RE4. OPEN
SPACE

OSen SSace

Ma[. DZelling
Xnit Ser Acre

Min. Lot Area

VR: � � Acre
VC: �� � Acre

VR: �� SF
VC: 6� SF

��� (��,��� SF)
��� (��,��� SF)

�,�36 SF � Unit ProYided
(��,��� SF)

BUILDING B, C, D & E

Front: 6�
��
Side:  6�
�6�
          ��
���
Rear: �33
����

�.�6 Acre � ���,3�� ST. Ft. �.� Acre � 6�,�6� ST. Ft.

� Stor\ � ��
 Height

�,��3 SF

VR Zoning
Front: ��

Side: ��

Rear: ��


VC Zoning
Front: ��

Side:��

Rear: ��


Garage:
�
 FroP BXilding Line

��
 BetZeen each EXilding

BUILDING J
2 STORY
7 UNIT

MULTI-FAMILY
6,384 GSF

(ToZnhoPes) (SerYice Station)

SerYice Station: � SSace � Stall � � EPSlo\ee
              �3 SSaces Retail:
Retail: � SSace � ��� SF   �6 SSaces

Zoning: VR

Zoning: VC

��� BXilding (��,��� SF)
�� � Total IPSerYioXs (���,��� 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: ������ �
���2
Zoning Map
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HAMBURG SERVICE STATION (Parcel B )
Phase I

HAMBURG TOWNHOMES (Parcel A)
Phase II

BUILDING F

Front: ���
����
Side: 6�
���
         ��
���
Rear: ��
���

BUILDING
H& I
Front:��
���
Side: 33
���
        ���
�3�
Rear:���
���

BUILDING J

Front: 6�
���
Side: ��
���
         �6
����
Rear: ��
���

SERVICE STATION

Front: ��3
���
Side:   ��
�6�
           ��
���
Rear:   ��
�6�

RETAIL MIXED USE

Front: ��
���
Side:  ��
���
          ��
���
Rear:  ��6
���

BUILDING A : COMMUNITY CENTER

Front: n�a
Side: ��
���
          ��
�3�
Rear: ��
���

� Stor\��3
�3�  CoPPXnit\ center

CANOPY

Front: 6�
���
Side: 3�
���
         3�
���
Rear: ���
���

GAS STATION CANOPY
W/ 17'-0" Height

BUILDING G

Front: ��
���
Side: �3
���
         �33
���
Rear:  3��
���

PARCEL A& B COMBINED TOTAL BUILDING COVERAGE  6��

PARCEL A& B COMBINED OPEN SPACE  ��,��6 SF

CanoS\ � ��
 Height

�� DZelling Xnits ��.�6 Acre
�� Xnit�Acre

� DZelling Xnits ��.� Acre
� Xnit�Acre

NORTH

SCALE: ������ �
���3
Proposed Zoning Map
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SIGNS- Parcel A (Townhomes)
  ReJXlaWLRQ   ReTXLreG   PrRYLGeG

RESIDENTIAL
DISTRICT
VR

Sec. 36���6 a.
ResLGeQWLal DeYelRSPeQW sLJQ. RQe )reesWaQGLQJ MRQXPeQW Rr
Zall sLJQ WR Ee lRcaWeG ZLWhLQ ��
 RI eQWraQce� QRW WR e[ceeG 3�
S) LQ area

� )reesWaQGLQJ MRQXPeQW 3� S) H
A

M
B

U
R

G
R

D
.

SIGNS- Parcel B (Gas Station)
  ReJXlaWLRQ   ReTXLreG   PrRYLGeG

NONRESIDENTIAL
DISTRICT
VR

Sec. 36���6 E.
NRQresLGeQWLal sLJQ� RQe )reesWaQGLQJ MRQXPeQW aQG RQe Zall
sLJQ. )reesWaQGLQJ sLJQ QRW WR e[ceeG �� S) LQ area.

� )reesWaQGLQJ MRQXPeQW �� S)

SCALE� ��  )ULL3
Monument Sign Gas Station

SCALE� ��  )ULL2
Monument Sign Residential Sign

SCALE� ��  )ULL1
Wall Sign 

SIGNS- Parcel B (Wall Sign)
  ReJXlaWLRQ   ReTXLreG   PrRYLGeG

NONRESIDENTIAL
DISTRICT
VR

Sec. 36���6 E.
The Zall sLJQ QRW WR e[ceeG �S) IRr eYer\ WZR lLQear IeeW RI
EXLlGLQJ IrRQWaJe� Rr ��� sTXare IeeW� ZhLcheYer Ls less.

� Wall�SLJQ (�S) Each)

NORTH

SCALE� ��   ��
1
Sign Master Plan 
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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
Fire Truck Access Plan
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