
AGENDA 

The City of Auburn Hills 
Planning Commission Meeting 

Wednesday, July 12, 2017  7:00 p.m. 

LOCATION:  City Council Chamber  
1827 N. Squirrel Road  Auburn Hills MI 

PHONE:  248-364-6900  www.auburnhills.org 
Meeting minutes are on file in the City Clerk’s office. 

 
 

1. MEETING CALLED TO ORDER 

 
2. ROLL CALL OF PLANNING COMMISSION 
 
3. PERSONS WISHING TO BE HEARD (regarding items not on the agenda) 
 
4. APPROVAL OF MINUTES – June 14, 2017 
 
5. PETITIONERS 
 
5a. Dutton Corporate Centre PUD / Candlewood Suites Hotel 

PART ONE – Public Hearing / Motion - Recommendation to City Council for Revised PUD Step One – Concept 
Plan approval. 
 
PART TWO – Public Hearing / Motion - Recommendation to City Council for PUD Step Two - Site Plan 
approval 

 
5b. 1220 Pacific Drive Speculative Building 
 Public Hearing / Motion - Recommendation to City Council for Special Land Use Permit, Site Plan, and Tree 

Removal Permit approval 
 
5c. Master Land Use Plan Amendment 
 Public Hearing / Motion – Adopt Amendment to the Master Land Use Plan / 1500 and 1700 Brown Road 
 

6. OLD BUSINESS 
 
7. NEW BUSINESS 
 
8. COMMUNICATIONS  
 
9. NEXT SCHEDULED MEETING – Wednesday, August 16, 2017 at 7:00 p.m. in the City Council Chamber  
 
10. ADJOURNMENT 
 
 NOTE:  Anyone planning to attend the meeting who has need of special assistance under the Americans with Disabilities Act 

(ADA) is asked to contact the City Clerk's Office at 248-370-9402 or the City Manager's Office at 248-370-9440   48 hours prior 
to the meeting.  Staff will be pleased to make the necessary arrangements.  If you wish to receive the Planning Commission 
meeting agenda on a regular basis via e-mail please call 248-364-6900 and request to be added to the distribution list. 
 

 
 
 

IMPORTANT NOTICE TO PETITIONERS 
Items will be presented to the City Council on July 24, 2017.  It will be necessary for you to have a 
representative present to answer any questions from the City Council.  CITY COUNCIL WILL NOT 
ACT ON YOUR ITEM IF YOU OR YOUR REPRESENTATIVE ARE NOT PRESENT. 



 
 
 
 
 
 
 
1. CALL TO ORDER: Planning Commission Chairperson Ouellette called the meeting to order at 7:00 p.m. 
 
2. ROLL CALL: Present: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock,  
  Pederson, Shearer 

Also Present:  Director of Community Development Cohen, Assistant City Planner Keenan,  
Guests:  10 

 
Location:  City Council Chamber, 1827 N. Squirrel Roads, Auburn Hills, MI  48326 
 
3. PERSONS WISHING TO BE HEARD:  None 
 
4. APPROVAL OF MINUTES 
 
Moved by Mr. Pierce to approve the minutes of May 10, 2017. 
Supported by Mr. Beidoun 
 
VOTE: YES:  All 
  NO:  None        Motion Carried (9-0) 
 
5. PETITIONERS 
 
5a.  Cornerstone Community Financial Credit Union (7:05 p.m.)  

PART ONE - Public Hearing / Motion – Recommendation to City Council for approval of rezoning of 2025 
Dexter Road (14-14-278-022) from R-1B, One-Family Residential to B-1, Limited Business District 

 
PART TWO – Motion – Recommendation to City Council for Site Plan approval to construct a parking lot 
expansion 

 
Mr. Mendieta opened this discussion by reading into the record the letter (on-file) submitted by Mr. & Mrs. 
Cardinal of 2025 Dexter opposing this recommendation by Cornerstone Community Financial Credit Union 
(CCFCU) and the expansion of the parking lot area located next to their rental property.  
 
Mr. Mendieta then read into the record the letter (on-file) submitted via email submitted by Heidi Kassab CEO of 
CCFCU responding to the concerns of Mr. & Mrs. Cardinal. 
 
Mr. Cohen introduced the request from CCFCU, located at 2955 University Drive, to install additional parking 
behind their building that would provide much-needed room for their continued growth.  The credit union, which 
has been headquartered in Auburn Hills since 1992, wishes to rezone and purchase the home that is situated 
directly north of their property at 2025 Dexter Road to facilitate this 30 space (net) parking lot expansion.  The 
reason for the parking lot expansion is to facilitate a build out of office space on the credit union’s second floor, 
which will allow them to hire up to 15 additional people in the years ahead. 
 
Mr. Cohen also stated the Adopted City of Auburn Hills Master Land Use Plan allows the property to be rezoned 
to a non-residential use since the intent of the project is to combine this parcel with the credit union’s parcel to 
the south which has frontage on University Drive.  The Master Plan states “For the purposes of clarification, it is 
the intent of this Master Land Use Plan that only property which has road frontage along the north side of 
University Drive, between Pontiac Road and Squirrel Road shall be master planned for nonresidential use.” 
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Therefore, staff recommends approval of the rezoning from R-1B, One-Family Residential to B-1, Limited 
Business District based upon the Adopted Plan.  
 
Mr. Cohen stated that any change of residential to nonresidential properties is a sensitive issue and the staff 
asked Cornerstone to submit a site plan for the intent of the property.   
 
Cornerstone has worked closely with City staff to design their parking lot expansion to be visually attractive and 
respectful of their neighbors.  They are proposing the construction of a six foot tall white vinyl screen fence and 
the installation of large trees and landscaping along their north and west property lines.  The buffer meets the 15 
foot greenbelt width required adjacent to the one-family residential zoning.  
 
Lighting will be designed with shorter poles and shielded so as to not cause a nuisance to adjacent properties, 
while still providing safety and security required by the Police Department.  The six new light poles are proposed 
at 12 feet in height, which were previously designed at 17 feet in height, measured from grade, which is less 
than the permitted 30 foot height.   
 
The parking lot will only be used by credit union employees during the business hours of 8:00 a.m. to 6:00 p.m. 
and no vehicular access will be provided to Dexter Road, as their entrance and exit will remain on University 
Drive.   
 
CCFCU is also helping to provide additional storm sewer improvements along the west property line in an effort 
to assist with drainage issues experienced by adjacent properties.  
 
Mr. Cohen explained that Mr. and Mrs. Cardinal have expressed their concerns regarding this rezoning and the 
perceived loss of home value in a meeting at the site on Monday, June 12th.  They asked for a number of 
enhancements so as to alleviate their possible loss of property value related to the proposed parking lot 
expansion.  Please note that under Michigan Law, the City of Auburn Hills cannot require CCFCU to make these 
offsite improvements requested by the Cardinals however all efforts are being made to be respectful and 
mitigate their concerns.  
 
CCFCU has offered $1,500 to assist the Cardinals screen the view from their raised deck on their property, and 
plan to provide additional vegetation where there might be gaps (e.g., 7 additional 10-12 foot tall arborvitae).  
 
Mr. Cohen stated that after consulting with City Attorney Beckerleg, it is staff’s position that Cornerstone’s 
proposed plan meets ordinance requirements and the proposed zoning change is consistent with the Master 
Land Use Plan.  Thus, staff recommends approval of the project as presented. 
 
Heidi Kassab CEO of Cornerstone Community Financial Credit Union of 2955 University Drive, Auburn 
Hills, MI 48326 was present for questions.   
 
Ms. Kassab proceeded with the following information to the Planning Commission.  She stated that she 
appreciated the consideration of their application for rezoning as well as their site plan.  CCFCU has been 
around 70 years providing service in Michigan and Ohio.  In 1992, when they moved to Auburn Hills, the credit 
union had 5 employees.  In 2009, they acquired a home on Dexter road that would help to expand the 
organization.  Now, the credit union houses 60 employees in Auburn Hills.  CCFCU has since opened three 
additional branches; two branches conveniently located in Troy, Michigan and one branch located in Royal Oak, 
Michigan 
 
She explained that CCFCU always tries to ensure that their buildings and landscape are attractive and they feel 
like they are members of the community.  They have out grown the current property in terms of parking and 
needed to explore the possibilities to rezoning.  They have never received any complaints from the surrounding 
neighbors and did reach out to the neighbors on three separate occasions during this current process.  They 
have received positive feedback from neighbors on Dexter Road.  The expansion will help to improve the 
surrounding community and as well as to expand the business.  The addition of the lattice fence will provide a 
buffer and privacy.  CCFCU does provide a safe and secure environment. The site is monitored by security 
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cameras.  Ms. Kassab feels that this project exceeds all ordinance requirements and they have worked with 
engineers to ensure there is proper drainage and the drainage will have a swale to the west of the property.  
The power lines will be addressed and any other concerns there might be with the changes and any 
inconvenience to the property during construction.   
 
CCFCU will not be able to compensate the Cardinals for their perceived loss in their rental unit.  The request for 
the installation of gates, fence, and new driveway will not be feasible due to the cost of the improvements. 
 
Mr. Hitchcock asked about the new staff members and their start time of employment.  Ms. Kassab stated that 
the buildout of the property should take 6-12 months to complete and once completed, they will join.  She 
anticipates 80 full time employees and 3 part time.   
 
Mr. Sam Madorsky of M. Shapiro Real Estate Group of 31550 Northwestern Hwy., Suite 220, Farmington 
Hills, Michigan  48334 spoke to the property values of 2055 Dexter Road.  His professional opinion is that there 
will be more than sufficient landscaping and buffering to the adjacent rental home and that it will be more than 
insulated from value degradation.  With the buffering, the site would function similar to lot on a street corner. 
 
Mr. Hitchcock asked if the new employees will have to park in the additional parking spaces.  Are the employees 
all housed from this location?   
 
Ms. Kassab answered that the building opens at 9:00 a.m. and that the employees currently park in the back 
and walk along the building starting at 8:00 a.m.  They are very tight on parking a majority of the time due to 
trainings, vendor, employees and the customers.  Ms. Kassab stated that this building houses Lending, IT, HR, 
Marketing and the Call Centers.   
 
Ms. Pederson asked for clarification of the powerlines and why they needed to be moved.   
 
Ms. Kassab clarified by stating that the pole will have to be taken down due to the growth of the trees but that 
would be the decision of DTE.  (The pole is connecting the power between 2055 and 2025 Dexter Road.) 
 
Ms. Ochs stated that she is able to see both sides to the issue, the business and residential concerns.  She 
asked if there had been any major concerns with this proposal from the neighborhood. 
 
Mr. Cohen stated that he has had email correspondence between David DeClerk, a resident on Dexter, 
regarding lighting and the grade of the property.  Mr. DeClerk stated that he was satisfied with the answers 
provided.  Mr. Cohen does not know of any other complaints.   
 
Ms. Kassab did state that some members of the credit union stated they would like a curb cut on Dexter and one 
member whom is also a neighbor of the building stated that they were having water issues.  To rectify this 
concern the credit union will extended their underground lines to assist.   
 
Ms. Ochs asked about the property located at 2025 Dexter road, and believed it was vacant. 
 
Ms. Kassab did state the property is vacant but the CCFCU has been maintaining the property.   
 
Ms. Ochs commends CCFCU for the upkeep of the property.  She directed her comments to Mr. & Mrs. Cardinal 
with the need to not worry about the upkeep of the property due to both the City and CCFCU’s high standards.   
 
Ms. Shearer asked about the hours of operation. 
 
Ms. Kassab stated that the hours of operation are Monday – Friday, 8:00 a.m. – 6:00 p.m. and Saturday 9:00 
a.m. – 1:00 p.m., 6-8 employees.  The employees are asked to park in the back or on the side when the back is 
full. 
 
Mr. Hitchcock asked about the service pole located on the property and if it could be buried.   
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Mr. Cohen referred the question to Mr. Sutton, engineer. 
 
Mr. Steve Sutton of Nowak & Fraus Engineer of 46777 Woodward Avenue, Pontiac, MI  48342 clarified that 
this will have to be addressed with DTE.  The pole will most likely be relocated and not buried, due to his past 
experience working with residential areas. 
 
Mr. Ouellette opened the Public Hearing at 7:35 p.m. 
 
Scott Birchfield, resident of 2104 Richfield Road, stated that he has stood before the Planning Commission 
two other times and is concerned with wanting to build this area and make it a R1-B.  He is concerned that a 
company could come in and purchase the property and make it a block of their own.  He stated that it appears 
that there are more commercial properties than residential properties in Auburn Hills.  The residents are what 
make up the community.  He feels that by rezoning this area a precedent is being set.  He also stated that 
between the hours of 8:00 a.m. – 5:00 p.m. the population of the City triples due to the increase in commercial 
properties.   
 
Mr. Tom Cardinal, property owner of 2055 Dexter Road, was in opposition of this rezoning since it is his 
property that is being impacted.  He has several concerns with this rezoning proposition.  He has been informed 
by realtors of the loss of value once a property is adjacent to a parking lot.  In 2010 he and his wife purchased 
2055 Dexter Road for the purpose of having a rental home to aid in their retirement.  He rents to professional 
people that take care of the property and is concerned with this rezoning project.  He is concerned that you will 
be to look at the cars in the parking lot from his property and this is a safety concern.  He stated that currently 
the credit union does not own the vacant property at 2025 Dexter Road and that they are proposing something 
that they currently do not own.  He stated that in the rezoning the past on Dexter was previously denied. He 
proceeded to confirm the concerns of the speaker before him with the loss of residential property.  He stated 
that his property is the only one with parking behind the building.  He does feel that he and his wife will 
experience significant financial loss due to this rezoning.   
 
Ms. Shearer asked Mr. Cardinal if the house neighboring his (2025 Dexter) is unoccupied.  Mr. Cardinal stated 
yes and that his renters maintain his property.  
 
Mr. Ouellette stated that Ms. Kassab stated CCFCU maintain the property next to Mr. Cardinal.    
 
Ms. Shearer stated that blight of a residential rental home is also a reason to bring down adjacent home values. 
 

Mr. Shawn Gordon, resident of 2121 Dexter, is a homeowner and resides on this street.  He stated that the 
home located at 2025 Dexter is in need of much work.  He has seen the expansion of the credit union and they 
do keep up their property.  He is not happy with the advertising that takes place on the side of the credit union.  
He is glad to see the rental home at 2025 Dexter being removed.  He stated that the landlords/renters in the 
area do not maintain their property as nicely as homeowners.  
 

Hearing no further comments, Mr. Ouellette closed the Public Hearing at 7:56 p.m. 
 

Moved by Mr. Hitchcock to recommend to City Council approval of the rezoning of 2025 Dexter Road 
(14-14-278-022) from R-1B, One-Family Residential to B-1, Limited Business District. 
Supported by Mr. Mendieta 
 

VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
 

Moved by Mr. Hitchcock to recommend to City Council approval of the Site Plan for Cornerstone 
Community Financial Credit Union subject to the conditions of the administrative review team. 
Supported by Mr. Mendieta 
 

VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
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5b. INCOE Corporation – World Headquarters (7:58 p.m.)    

 Public Hearing / Motion – Recommendation to City Council for Approval of Site Plan, Special 
 Land Use Permit, and Tree Removal Permit   
 
Mr. Cohen introduced the request from General Development Company to construct a new 135,000 square foot 
World Headquarters facility for INCOE Corporation.    The project will be located in the Oakland Technology 
Park on the south side of High Meadow Circle and adjacent to Faurecia.  The site is zoned T&R, Technology 
and Research.   

 
INCOE plans to consolidate three separate Metro Detroit locations into this new facility so that they can place all 
their operations under one roof. 
 
The majority of the building’s floor area will be utilized for clean manufacturing, assembly, and warehousing 
operations, thus a Special Land Use Permit will be required for the light industrial use.  Similar permits were 
issued for the US Farathane and Hirotec buildings within this park. 
 
A notable issue with the review relates to replacement trees.  The site is heavily wooded.  446 replacement trees 
are required to make room for the facility.  Staff worked with General Development to design a landscape plan 
with only 248 trees proposed to be planted on the site. The remaining 198 replacement trees will be required to 
be planted in other locations in the City or paid into the City’s Tree Fund prior to INCOE’s occupancy of the 
building.  Like with the Noah’s and Hutchinson projects, placing all the replacement trees on-site essentially 
would result in an overcrowding situation, where trees would be planted right next to each other with little room 
for growth. 
 
The total investment is estimated at $20 million. Construction is anticipated to take place in August 2017 with 
completion in August 2018.  
 
Stacey Fields and Teresa Bruce of General Development Company, Two Towne Square, Suite 850, 
Southfield, Michigan, 48076 and Courtney Seres of INCOE Corporation, 1740 East Maple Road, Troy, 
Michigan 48083 were present for questions.  No questions were asked. 
 
Mr. Ouellette opened the Public Hearing at 8:03 p.m. 
Hearing no comments, Mr. Ouellette closed the Public Hearing at 8:03 p.m. 
 
Moved by Mr. Beidoun to recommend to City Council approval of the Site Plan, Special Land Use Permit, 
and Tree Removal Permit for INCOE Corporation subject to the conditions of the administrative review 
team  
Supported by Ms. Shearer 
 
VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
 
5c. Valeo North America – Test Track (8:04 p.m.)  

Public Hearing / Motion - Recommendation to City Council for Site Plan and Tree Removal Permit approval. 
 
Mr. Keenan presented the request from Valeo North America to construct a test track and 4,400 square testing 
office at their existing facility located at 4100 North Atlantic Boulevard.  The site is approximately 28.1 acers in 
size and zoned I-1, Light Industrial District.   
 
The test track will be used to test Valeo’s advanced technologies such as automated parking, surrounding view 
technologies, and ultrasonic parking sensors.  The proposed building will used for test track operations, various 
testing and for the storage of test vehicle.      
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Mr. Keenan continued that there are two key issues to note.  The first relates to the test track screening.  The 
plans call for the use of a ten foot high chain link fence with a durable obscuring material fastened to the fence.  
A majority of the north, east and south side of the fence will be screened by existing trees and landscape trees.  
Slender Maiden Grass will be planted along the portion of the fence next to the parking lot, which will help soften 
the view. 
 
The second issue are the ITC Transmission Lines.  A portion of an ITC right-of-way is located along the eastern 
portion of the site, reducing the area where trees can be planted.  In order for ITC to meet the new zero-outage 
mandate, prohibits the planting of trees in the area under and 10 feet outside the wires.  Vegetation outside the 
wire zone, but within the ROW would be limited to low growing shrubs and flowers.  This is why there are gaps 
in tree plantings along the fence.       

 
Total investment in this project is estimated to be around $3 million.  Construction is expected to begin in June 
2017 with completion taking place in September 2017.  
 
Mr. Mo Poorsartep of Valeo North America 4100 North Atlantic, Auburn Hills, Michigan and Mr. Jim 
Butler of 2430 Rochester Court, Suite 100 Troy, Michigan 48083 where present to answer questions. 
 
Mr. Ouellette questioned if it is common in this type of industry to have this type of track or is this an innovation. 
He also inquired how fast the cars will go. 
 
Mr. Poorsartep stated that to ensure confidentiality to their customers it is important to have their own tracks.  
The track is designed for 45 mph. 
 
Mr. Ouellette asked about accidents on the track and the process to get them off.   
 
Mr. Poorsartep stated that there will always be someone in the car and that the technology being developed is 
to help prevent crashes. 
 
Mr. Butler stated that there is one point of access on the track.  It will have a slide gate on the ramp and this will 
be for fire and rescue vehicles.  There is also a guard rail along the track and a barricade.   
 
Mr. Burmeister questioned what exactly was being tested. 
 
Mr. Poorsartep stated that this is innovative parking technology.  The engines are being tested and the cars are 
being driven by highly trained drivers.  Valeo is making sure that all safety measures are being followed.   
 
Mr. Hitchcock questioned the procedures of auto parking.   
 
Mr. Poorsartep stated that the steering is automated to help perform the maneuver. 
 
Mr. Hitchcock then questioned what the gate was comprised of. 
 
Mr. Butler stated that the gate is a slide gate.  He has spoken with the Fire Department and their need to get 
inside the test track if necessary.  It was discussed that if needed, the Fire Department would cut the highly 
expensive chain that maintains the gate if they had to get in. 
 
Mr. Beidoun questioned who will be using this track. 
 
Mr. Poorsartep stated that only the customers of Valeo will be using this track. 
 
Mr. Ouellette opened the Public Hearing at 8:15 p.m. 
Hearing no comments, Mr. Ouellette closed the Public Hearing at 8:15 p.m. 
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Moved by Mr. Mendieta to recommend to City Council approval of the Site Plan and Tree Removal 
Permit for Valeo North America, subject to the conditions of the administrative review team  
Supported by Mr. Bedouin 
 
VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
 
5d.  Autoliv – Parking Lot Expansion (8:16 p.m.)  

Public Hearing / Motion - Recommendation to City Council for Site Plan and Tree Removal Permit 
approval. 

  
Mr. Mendieta opened by reading a letter from Lori Doran of 1250 Taylor Road (on file) stating her reservations 
regarding the proposal and lack of proper landscaping along the Taylor Road frontage. 
 
Mr. Keenan introduced the request from Autoliv to construct a parking lot addition containing 124 parking spaces 
at their existing facility located at 1320 Pacific Drive.  The site which has road frontage on both Pacific Drive and 
Taylor Road is approximately 13.29 acres in size and zoned T&R, Technology and Research.   
 
The parking lot addition will increase the number of onsite parking spaces from 470 to 589.  As part of the 
project five existing parking spaces will be removed to make room for the access drive to the new parking lot.  
The additional space is needed to accommodate Autoliv’s growing business.   
 
Mr. Keenan stated that there are two key issues that need to be addressed.  The first issue is Taylor Road 
access drive. The plans call for an access drive to Taylor Road in large part due to the difference in grade 
between the existing parking lot and proposed parking lot addition.    The new parking lot will be approximately 
20 feet lower than the existing parking lot in order to match the grade of Taylor Road.  In order to connect the 
proposed lot with the new lot a 180 foot long drive lane is needed.  The proposed access drive on Taylor Road 
will provide an added measure of safety for emergency response to the proposed lot.  

  
The City was contacted by two residents, Mr. Norman De Haven who resides at 1230 Taylor Road and Ms. Lori 
Doran who resides at 1250 Taylor Road, inquiring if the plans included a separate drive on Taylor Road. Both 
residents were satisfied with the drive since the plans include enhancing the landscape along Taylor Road.   
 
The second issue addresses the Site Landscape.  The plans call for additional landscape plantings along Taylor 
Road in addition to replacement of dead or missing landscape trees.  The additional landscape plantings 
satisfies the concerns both Mr. De Haven and Ms. Doran’s have about the poor condition of Autoliv’s landscape 
along Taylor Road.    

 
Total investment in this project is estimated at $1 million.  Construction is expected to begin in the summer of 
2017 with completion taking place in the winter of 2017 
 
Mr. Donald Stein and Mr. Patrick Patercsak of Autoliv 1320 Pacific Drive, Auburn Hills, Michigan were 
present to answer questions. 
 
Ms. Shearer questioned the traffic flow onto Taylor Road from this proposal.   
 
Mr. Patercsak stated that this is a professional engineering building.  There is no shift work but normal business 
hours.  This parking will be for overflow parking. 
 
Mr. Ouellette questioned the French drain area. 
 
Mr. Patercsak stated that landscaping will be added to the area creating a win/win for everyone.  It will be a 
better enhancement for all. 
 
Mr. Burmeister questioned the mass exodus at quitting time. 
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Mr. Stein stated that professional people more at all different time throughout the day.  There is never a mass 
exodus of traffic leaving at one time onto the roads.   
 
Mr. Ouellette opened the Public Hearing at 8:26 p.m. 
Hearing no comments, Mr. Ouellette closed the Public Hearing at 8:26 p.m. 
 
Moved by Ms. Ochs to move to recommend to City Council approval of the Site Plan and Tree Removal 
Permit for Autoliv, subject to the conditions of the administrative review team. 
Supported by Mr. Beidoun 
 
VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
 
5e. The Palace of Auburn Hills (8:27 p.m.)  
 Public Hearing / Motion – Recommendation to City Council for approval of rezoning from I-2, General 

Industrial District to T&R, Technology and Research District / The Palace of Auburn Hills 
 
Mr. Cohen explained that City of Auburn Hills, in cooperation with Palace Sports & Entertainment has initiated 
this rezoning application to prepare the 109 acre arena property for redevelopment should it no longer remain 
viable as a sports and entertainment venue in the years ahead. 
 
As a little background, the land currently has two separate and distinct zoning districts.  The property on which 
the Pistons practice facility is located is zoned T&R, Technology and Research District and contains 
approximately six acres; while the property on which the arena sits is zoned I-2, General Industrial District and 
contains approximately 103 acres.   
 
The City and Palace officials have agreed that the T&R zoning is best suited for the entire property.  The T&R 
zoning classification is also being presented for amendment in the next agenda item to permit the arena to 
remain as an allowable use in the T&R district should that be the final outcome for the site. 
 
The recommendation for the T&R zoning came as a result of a detailed planning analysis conducted by City 
staff, which was authorized by the City Council.  We believe the study and proposed zoning change will set the 
stage for a quick and streamlined review process for new development at the site, if use of the arena is 
ultimately discontinued. 
 
Staff recommends approval of the rezoning as presented.  The Master Land Use Plan depicts the subject parcel 
as “non-residential” land use.  Therefore, staff recommends approval of the rezoning from I-2, General Industrial 
District to T&R, Technology and Research District based upon the Adopted Plan 
 
Mr. Beidoun questioned if the owners of the Palace already made a final decision 
 
Mr. Cohen stated that no final decision has been made with the arena.  The City Council is being proactive in 
making sure we are ready to move quickly once a decision is made.  
 
Mr. Ouellette asked if the Palace was ready to move on a plan if someone came forward. 
 
Mr. Cohen stated that there are no future plans at this time for the site.  Palace officials are focused on their 
move to Detroit. 
 
Mr. Hitchcock questioned the parking lot at the Palace location if someone wanted to use it. 
 
Mr. Cohen clarified that typically a Special Land Use Permit would be needed should someone come forward 
with such a proposal. 
 
Mr. Hitchcock also asked about demolition costs to take the Palace down. 
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Mr. Cohen stated that he heard estimates of $4-5 million to remove the building.   
 
Mr. Ouellette opened the Public Hearing at 8:40 p.m. 
Hearing no comments, Mr. Ouellette closed the Public Hearing at 8:40 p.m. 
 
Moved by Mr. Burmeister to recommend to City Council approval of the rezoning of Sidwell No. 14-02-
300-022 and that portion of Sidwell No. 14-02-300-021 that is currently zoned I-2, General Industrial 
District (a.k.a., The Palace of Auburn Hills) from I-2, General Industrial District to T&R, Technology & 
Research District. 
Supported by Mr. Pierce. 
 
VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
 
5f.  Text Amendment to the Zoning Ordinance (8:41 p.m.) 
 Public Hearing/Motion – Recommendation to City Council to Amend the Text of the Zoning 

Ordinance/Article XII. T&R, Technology and Research Districts 
 
Mr. Cohen presented revisions to the Zoning Ordinance drafted to implement the following primary changes: 
 
1. Allow The Palace of Auburn Hills as a conforming use in the T&R District, when rezoned as proposed. 
2. Allow Oakland Community College as a conforming use in the T&R District, if the property were to be 

rezoned in the future. 
3. Allow staff to administratively approve the outside storage of vehicles on FCA US property (800 Chrysler 

Drive). 
4. Clarify requirements for greenbelt width adjacent to private road easements and lighting at recreational 

facilities. 
 
Staff recommends approval.  The proposed text amendment has been reviewed and found acceptable from a 
legal standpoint by City Attorney Derk Beckerleg 
 
Mr. Ouellette opened the Public Hearing at 8:43 p.m. 
Hearing no comments, Mr. Ouellette closed the Public Hearing at 8:43 p.m. 
 
Move by Mr. Mendieta Move to recommend to City Council approval of the enclosed Text Amendment to 
Article XII. T&R, Technology and Research Districts of the Zoning Ordinance  
Supported by Ms. Ochs. 
 
VOTE:  Yes: Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Hitchcock, Pederson, Shearer 
  No:  None        Motion Carried (9-0) 
 
6. Old Business: None. 
 
7. New Business: None. 
 
8.  COMMUNICATIONS:   
 
Mr. Cohen informed the Planning Commission that the City’s Master Land Use Plan amendment for 1500 and 
1700 Brown Road has been approved by Oakland County and will come before the Commission on July 12th for 
final approval. 
 
Mr. Keenan stated that the County sent a letter to the City indicating that they approved the changes to Oakland 
Townships Master Plan. 
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9. NEXT SCHEDULED MEETING:  Wednesday, July 12, 2017 at 7:00 p.m. the City Council Chamber  
 

10. ADJOURNED at 8:45 p.m. 
 
 

Submitted by: 
Kristine Klassen 
Transcriptionist 
 



City of Auburn Hills  
Planning Commission Agenda  

July 12, 2017 Meeting Agenda Item No. 5a 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development and Shawn Keenan, Assistant City Planner 

Submitted:  July 7, 2017 

Subject: Dutton Corporate Centre PUD / Candlewood Suites Hotel 
 PART ONE – Public Hearing / Motion - Recommendation to City Council for Revised PUD Step One – 

Concept Plan approval. 
  

 PART TWO – Public Hearing / Motion – Recommendation to City Council for PUD Step Two - Site Plan 
approval. 

  
INTRODUCTION 
This is a two part request from RJL Equity Holdings, LLC for Revised PUD Step One – Concept Plan approval to allow 
the modification of the project’s current PUD development agreement.  The proposed development agreement revision 
would allow the development of a four-story Candlewood Suites Hotel proposed by Samona Property Group, LLC. 
 
The PUD was originally approved by City Council on June 21, 2004 and later amended on December 18, 2006, 
October 15, 2007, and May 23, 2016.   

 
 
 
(PART ONE) REVISED PUD STEP ONE – CONCEPT PLAN 
 
Requested by RJL Equity Holdings, LLC: 
1.  Increase the maximum allowable height for a hotel from 40 feet to 50 feet. 
2. In lieu of the owner constructing a “City of Auburn Hills” sign, the owner proposes to contribute $16,000 to the City 

to construct a sign elsewhere in community.  The request is being made due to underground utility line conflicts in 
the previously approved sign location. 

 
Requested by the City: 
1. Completion of the eight-foot wide pathway along Dutton Road between Interpark Drive and Technology Court prior 

to the issuance of the certificate of occupation for the proposed hotel. 
 
 
 

View of the hotel looking east from Lapeer Road 

 



Page 2 

 
 
BACKGROUND 
Building Height History.  In December 2006, the City Council amended the PUD development agreement to allow a 
Homewood Suites Hotel (later site plan approved in 2007, but never built) to be constructed at a height up to 50 feet, in 
lieu of the 40 foot height restriction.  The 50 feet height exception was only permitted for the hotel. 
 
Unaware of this project, staff asked RJL Equity Holding, LLC to remove the 50 foot hotel height standard from the 
development agreement last year during the Kia dealership review.  Therefore, staff would recommend to the Planning 
Commission and City Council that the 50 foot exception be added back to the PUD agreement for this hotel only.  The 
height of the new hotel will be 50 feet, which is proportional with the adjacent retail center that has a height of 32 feet.  
The closest residential home on Bald Mountain Road will be 2,300 feet away and will not be impacted by this project. 
 
 
(PART TWO)  PUD STEP TWO – SITE PLAN APPROVAL 
As discussed in Part One, an amendment to the Dutton Corporate Centre’s PUD development agreement is requested 
to permit the 50 foot height of the proposed four-story, 67,740 square foot Candlewood Suites hotel.  The hotel will 
have 97 rooms and will be situated between the existing retail center and the new Kia Dealership (which is currently 
under construction) adjacent to Lapeer Road. 
 
Total investment in the project is estimated at $10 million.  Construction is expected to begin in August 2017 with 
completion expected to take place in the fall/winter of 2018.   
 
The proposed hotel is anticipated to be complementary to the existing strip center that has struggled to capture tenants 
since opening (e.g., provide patrons / clean up this unfinished property) and will help move this 17 year-old 
redevelopment project closer to completion. 
 

 
 

 
 
 
 
 

Illustrated Site Plan 
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STAFF RECOMMENDATION 
Please be advised that this project has been reviewed by the City’s Administrative Review Team and has 
received a recommendation for approval. 
 
We recommend Conditional Approval of the PUD Step Two - Site Plan and offer the following discretionary findings of 
fact: 
1. The Site Plan contains sufficient basic information required by the Zoning Ordinance for a recommendation. 
2. The requirements of Section 1815, Items 7A-7E of the Zoning Ordinance can be met as follows: 

A. All requirements and standards of the Zoning Ordinance, and other City Ordinances, can be met. 
B. Safe, convenient vehicular and pedestrian ingress/egress has been depicted; primary access will be to 

Interpark Drive. 
C. Traffic circulation features within the site and the location of parking areas avoid common traffic problems 

and can promote safety. 
D. A satisfactory and harmonious relationship will exist between the proposed development and surrounding 

area. 
E. The proposed use will not have an unreasonable, detrimental or injurious effect upon the natural 

characteristics of the subject parcel, or the adjacent area. 
3. Based upon the number of guest rooms and employees, 111 parking spaces are required and 111 total spaces 

are depicted.   
4. The parking layout meets minimum requirements and parking spaces are provided for the handicapped (Five 

spaces are required and five spaces are provided).   One space is van accessible.  
5. Building and parking setback requirements will be met. 
6. Greenbelts will be provided. 
7. Landscape requirements will be met and calculations have been submitted.     
8. A note indicates that exterior lighting shall meet the requirements of the Zoning Ordinance.  Pole and wall-

mounted lighting shall be shielded and directed downward.  Lamp bulbs and lens shall not extend below the light 
fixture shields.  Light poles shall not be taller than the proposed height of 25 feet from grade. 

9. A note indicates that signs shall meet the requirements of the Zoning Ordinance.   
10. A note indicates that parking spaces shall be double striped. 
11. Ground-mounted and roof-mounted mechanical equipment will be screened.   
12. A note indicates that there will be no pallet storage, overnight vehicles, or trailer storage. 
13. An eight foot wide pathway along Lapeer Road currently exists.  A five foot wide sidewalk is being constructed 

along Interpark Drive.  Complete Streets considerations were made as part of the site design with a dedicated 
walkway proposed from the building to the sidewalk along Interpark Drive. 

14. A Tree Removal Permit is not required.   
15. The developer has agreed to prep the parking lot for three electric vehicle charging stations.  They will install 

electrical stubs at planned station locations and will run conduit from the power source to the stubs at time of 
construction to support the future installation of the charging stations, when needed. 

 
Conditions: 
1. The developer shall finalize the amended Development Agreement for the Dutton Corporate Centre PUD. 
2. The developer shall meet all aspects of the Development Agreement for the Dutton Corporate Centre PUD. 
3. The developer shall obtain revised condominium approval from the Assessing Department to formally create the 

required parcel for the development. 
 
 
 

 

 
 

Recommended Action (PART ONE): 
“Move to recommend to City Council approval of the Revised PUD 

Step One – Concept Plan for the Dutton Corporate Centre.” 

Recommended Action (PART TWO): 
“Move to recommend to City Council approval of the PUD Step Two – Site Plan for the 

Candlewood Suites Hotel, subject to the conditions of the administrative review team.” 









ftÅÉÇt cÜÉÑxÜàç ZÜÉâÑ 
32820 Woodward Avenue 

Suite 240 
Royal Oak, MI 48073 

(248) 565-8582 
stevensamona@thebizattorney.com 

 
May 5, 2017 

 
Steve Cohen 
Director of Community Development 
1827 N Squirrel Road 
Auburn Hills, MI 48326 
Via email: scohen@auburnhill.org 
 
 Re:  Dutton Retail South – Proposed Hotel 
   
Dear  Mr. Cohen, 
 

In response to your email dated April 26, 2017, I am providing some information you had 
requested regarding the operations. We are currently in discussion with Candlewood Suites 
Hotel, who expressed a high level of interest. Candlewood Suites is a subsidiary of 
Intercontinental Hotel Group (“IHG”), which is the parent of Holiday Inn, Crown Plaza and 
Intercontinental Hotels. IHG has a reputation for high quality product and brand loyalty from its 
travelers.  

There are 362 Candlewood Suites Hotels operating in the United States, with 108 new 
locations in the pipeline. The Candlewood product has been growing a great deal and fits a 
particular need in the market for a shorter term extended stay product. The brand offers a more 
casual extended stay and has been very successful for IHG. In our experience, business travelers 
would likely comprise around 75% of our business in this location. The rationale behind the 
brand was the opportunity to service the areas’ business travelers to the high-tech, industrial and 
automotive industries.  

We do not have information on the nearby Spring Hill Suites or Red Roof occupancy 
percentage or average daily rates. The information is highly confidential and not generally 
disclosed. The Red Roof Inn is a very different product, appealing to a more cost-conscious 
clientele and shorter term visitors. Quality-wise, Red Roof is not comparable to Candlewood. We 
believe the Spring Hill Suites has a very high occupancy rate and average daily rate without 
specific knowledge on this.  

On average, Candlewood Suites has $97.50 Average Daily Rate (“ADR”) for each room, 
with a 75% occupancy rate country wide. Our information and experience tells us the Auburn 
Hills occupancy and ADR will be a little higher than the surrounding communities. The Lapper 
Road exit, in particular, is under served, allowing us to deliver more than the surrounding 
locations in terms of both ADR and occupancy.  We anticipate this location would yield in 
excess of $100.00 ADR and an 80% occupancy rate.  

 



We disagree that the brand would be on the low end of extended stay products in the 
metro-Detroit area. IHG does not make any low-end product and would not offer such to its 
customers since it would inconsistent with its brands. The project here would cost well in excess 
of $8,000,000. We would say the product is in the upper tier of extended stay product in terms of 
rate and quality. The lower end of extended stay product would be something along the lines of 
Extended Stay America and Hawthorne Suites. 

We cannot speak to the police issue in the community but from our knowledge of the 
industry, generally problems tend to arise at the very lowest priced hotels. The clientele who 
frequent these establishments are not typically interested in a product at the cost and quality of 
the Candlewood Suites. Typically, the costs for these type of hotels are around $20 -$25 a night 
on a weekly rate basis. The issues in these hotels are not something typical to a hotel the quality 
of a Candlewood Suites. 

We are still doing our due diligence with the flags, and investigating various brands. We 
have not committed to the Candlewood Suites or any other brand here. We feel Candlewood is a 
good fit as it does not duplicate product in the market, fits a need in the market, has no presence 
in the corridor, and was a high-quality product. When a hotel has an existing location in the area, 
they are often barred or have restrictions barring it from locating within a certain vicinity of that 
hotel.  

 
       
       Very Truly Yours, 
 
 
 
       Steven S. Samona 
 
SSS 
 



   

 

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, July 12, 2017 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Dutton Corporate Centre PUD – New Hotel 
 

General Property Location: Southeast corner of Lapeer Road/M-24 and Interpark Drive 
Sidwell Nos. 14-02-202-001, 002, 003, 004, 005, 006, 007, 008, 009, 
010, 14-02-200-025 and 032.    
 

Applicant: Rich LaLonde, RJL Equity Holdings LLC - 248-379-4068  
(PUD Step One) 
Steven Samona, Samona Property Group, LLC - 248-565-8582 ext. 14 
(PUD Step Two) 
 

Nature of the Request: Recommendation to City Council for Revised PUD Step One – 
Concept Plan approval and PUD Step Two – Site Plan approval to 
construct a hotel. 
 

City Staff Contact: Steven J. Cohen, AICP 
Director of Community Development - 248-364-6941 
 

 

Notice will be sent via U.S. Mail to properties within 1,000 feet of the site.  The proposed application is 
available for inspection prior to the meeting at the Community Development Department, located in the 
municipal campus at 1827 N. Squirrel Road, Auburn Hills, MI 48326, during regular City business hours. 
 
Persons wishing to express their views may do so in person at the meeting, or in writing addressed to the 
Planning Commission c/o Steve Cohen, Director of Community Development at the above address. 
 
Anyone planning to attend the meeting who has need of special assistance under the Americans with 
Disabilities Act (ADA) is asked to contact the City Clerk's Office at 248-370-9402 or the City Manager's 
Office at 248-370-9440 - 48 hours prior to the meeting.  Staff will be pleased to make the necessary 
arrangements. 
 

 

 

    
 

LOCATION MAP  



 
 
 

 

July 3, 2017 
 
Mr. Shawn Keenan, AICP 
Assistant City Planner 
CITY OF AUBURN HILLS 
1827 Squirrel Road 
Auburn Hills, Michigan 48326 
 
 
RE: Hotel at Dutton Corporate Centre 
 
 
Dear Mr. Keenan: 
 
We have completed the site plan review for the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site.  The site plan, received by this office on 
June 26, 2017 was prepared Professional Engineering Associates.  The review comments are noted below. 
 
PERMITS: 
Various permits will be required for this site, including but not limited to the following: 

 Soil erosion permit from O.C.W.R.C. 

 N.P.D.E.S. permit from M.D.E.Q. 

 Right-of-way construction or signing permit from M.D.O.T.  

 Water main extension permit from M.D.E.Q. 
 
GENERAL/PERMITS: 
The site is located on M-24 south of Brown Road.  The applicant is proposing to construct a four story hotel with 
a 15,938 sq. ft. footprint and 58,661 total square footage. The hotel will include 97 rooms and suites each with 
kitchenettes and oversized closets. The proposed parcel is part of the Dutton Corporate Centre PUD and comprised 
of Units 4 and 8 of the Dutton Retail Centre South Condominium Plan. Parcels to the south are zoned I-1, Light 
Industrial and parcels across M-24 are zoned B-2, General Business. A complete legal description of the parcel is 
shown on the plan. The City of Auburn Hills Standard Notes and Fire Department Notes are included on the plans.  
A preliminary landscape plan was included in the plan set and appears to be acceptable.  The Auburn Hills Standard 
Details were not included in the plan set and will need to be in the engineering review submittal. Furthermore, a soil 
erosion and sedimentation control plan is needed for the engineering review.  
 
MUNICIPAL UTILITIES: 
The Dutton Corporate Centre has a network of 12” water main running through it. The applicant proposes to tee 
into the existing water main for both their domestic water service and fire suppression. The connection, hydrant 
relocation, and the addition of a gate valve and well can be addressed during the engineering review. Easements for 
the proposed water main need to be shown on the engineering plans.  
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There is an existing 10” sanitary main that cuts through the property. An existing 6” lead extends near the building 
footprint. The applicant proposes to extend the lead approximately 10 feet for the connection.  
 
STORM SEWER AND DETENTION: 
As part of the Dutton Corporate Centre development, the proposed site will utilize an existing regional detention 
basin for storage. There is an existing 72” storm sewer in an easement running through the middle of the property. 
Two new storm connections will be made within that easement with treatment units prior to release. The third and 
final new storm connection is to the north as an extension of an existing 12” storm run. The proposed storm network 
appears to be acceptable. Detention/runoff and conveyance calculations should be provided along with details on 
the water quality units for the engineering review.  
 
PAVING/TRAFFIC: 
Access to the site is proposed to be provided from the existing drive to the south off of Interpark Drive, and through 
the existing development to the north. Internal movement is two-way throughout the site. The applicant is proposing 
111 total spaces, including 5 accessible and 3 electric vehicle spaces. Only 111 spaces are required based on the City’s 
zoning ordinance. Detailed cross sections are provided for concrete sidewalk, curb and gutter, heavy duty concrete, 
standard asphalt pavement, and heavy duty asphalt pavement. All cross sections appear to be acceptable and in 
compliance with the City standards. 
 
Sidewalk is proposed throughout the site for internal pedestrian circulation and along Interpark Drive. The internal 
pedestrian sidewalk is predominantly 5’ wide, but is increased to 7’ wide where parking spaces abut directly to the 
walk to allow for bumper overhang. The location of the sidewalk connection to Interpark Drive should be revised 
to the west side of the driveway in order to reduce slopes.  This can be addressed during the engineering review. 
 
GRADING: 
The existing site has been previously mass graded and predominantly slopes from Lapeer Road down to the east. 
Existing grades are shown on the topographic survey sheet with spot elevations and contours. The preliminary 
proposed grades within the site seem to account for the existing and proposed structures across the site. With that 
being said, it should be noted that all existing storm structures on site will need adjustment to ensure that the covers 
are at finished grade.  
 
An extension of the existing retaining wall on site is shown on the plans. The extension runs to south of the existing 
wall to help maintain grades of 1:4 or less to adjacent Interpark Drive right-of-way. Additionally, the proposed 
dumpster enclosure and outbuilding are proposed to have an integral wall/footing to maintain grades of 1:4. Signed 
and sealed wall details and calculations will need to be provided during the engineering review.  
 
RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements, and has been stamped “Approved” 
by our office.  We ask that the site plan approval acknowledge the following: 
 

1. The site improvement plan, designed in accordance with Ordinance No. 806, shall be submitted to the 
City for review and approval prior to construction.  A detailed cost estimate for the improvements shall 
be submitted with the plans signed and sealed by the design engineer. 
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If you have any questions or are in need of any further information, please feel free to contact our office. 
 
 
Sincerely, 
OHM Advisors 
 
 
______________________________________ 
Andrew Cousino for Timothy J. Juidici P.E. 
 
 
Transmitted via e-mail to Shawn Keenan:  July 3, 2017 
 

cc: File 
 
P:\0101_0125\SITE_AUBURNHILLSCITY\2017\0120171150_DCC HOTEL\_MUNI\_SITE\SITE_APP_DCC HOTEL.DOCX 

 
 
  



 

 

TO:   Steve Cohen, Director of Community Development 

FROM:  Jill McDonnell, Police Operations Division Commander  

SUBJECT: Site Plan Review for Candlewood Suites at DCC 

DATE:  July 6, 2017 

 

I have reviewed the site plans for the plans for the Candlewood Suites at DCC, located on 

Interpark Blvd in Auburn Hills.  We have no objections to the project as presented in the plans.  



1899 N SQUIRREL ROAD – AUBURN HILLS, MICHIGAN 48326 – (248) 370-9461 
 

 

   
 
 

 

Official Memorandum 

 
 
To: Shawn Keenan, Asst. City Planner 
From: Fred Solomon, Fire Inspector 
Date: July 7, 2017 
Re: Site Plan Review PSP170013 

 
 
PROJECT:  4313 Interpark  
 

XXX Approved  

 Approved Subject to the following revisions: 

 Denied  

 
 
No comments 
 
 
 
 
 
 
 
 
 

 
 
Fred Solomon 
Fire Inspector 
Auburn Hills Fire Department 
 

  
 
 
 

 

AUBURN HILLS 
FIRE DEPARTMENT 

 
 

 





























CITY OF AUBURN HILLS 
PLANNING COMMISSION  

MINUTES - EXCERPT 
May 11, 2016 

 
1.   CALL TO ORDER:   Planning Commission Chairperson Ouellette called the meeting to order at 7 p.m. 
 
2.   ROLL CALL OF PLANNING COMMISSION: 
 Present:  Beidoun, Burmeister, Hitchcock, Mendieta, Ochs, Ouellette, Pierce, Shearer 
 Absent:  Justice 

Also Present:  Director of Community Development Cohen, Assistant City Planner Keenan 
  Guests:        8 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
5b. Dutton Corporate Centre (7:10 p.m.) 

Public Hearing / Motion - Recommendation to City Council for Revised PUD Step One – Concept Plan  
approval. 

 
Mr. Cohen introduced the request and provided a PowerPoint with an overview of the history of the Dutton 
Corporate Center.  He explained that City staff believe the revised Development Agreement was a “win-win” for 
both the City and RJL Equity Holdings LLC, which should jump start the stalled project.  The project has been 
stagnant since 2009.   
 
Mr. Cohen provided a summary of the proposed changes to the PUD, as follows: 
 
Requested by the City: 
1. 28.7 acre permanently dedicated open space area directly across from the homes on Bald Mountain Road 
2. 1.2 acre easement to improve the use of the City’s tree nursery 
3. Completion of the following improvements at time of the construction of the new owner’s Kia Dealership or by 

December 1, 2016, whichever is sooner: 
a. Install Welcome to Auburn Hills sign at the southeast corner of Dutton Road and M-24. 
b. Install final paving of Interpark Drive and Technology Court 
c. Install frontage trees along M-24 per the approved landscape plan 
d. Install eight foot pathway along Dutton Road and Bald Mountain Road adjacent to the VAST building. 
e. Remove asphalt in former construction trailer location located at the corner of Dutton Road and Bald 

Mountain Road and install trees/buffer per the approved landscape plan in said location. 
f. Remove temporary access drive on Bald Mountain Road.  Replace pathway and trees in said location 

per approved landscape plan. 
g. Address critical DPW / Engineering “punch list” items agreed upon between the Developer and the City 

at the time of revised agreement approval. 
4. No oil / gas drilling 
5. Removal and relocation of the construction/maintenance access road from Bald Mountain Road 
6. Submittal of copies of future environmental/landfill reporting provided by the owner to the MDEQ (and received 

by the owner from the MDEQ) 
7. Installation of walking trails and trees within the dedicated open space area at the time the Eastern section is 

developed or by December 1, 2018, whichever is sooner 
8. Completion of all required tree replacements by December 1, 2021 
 
Requested by RJL Equity Holdings LLC: 
1. Expanded flexibility in land uses, setbacks, and building height 
2. Flexibility to phase in improvements, not listed above, as each parcel within the corporate park is developed 
3. Permission to build light industrial buildings on the property west of VAST 
4. Removal of the requirement to build a clock tower 
5. Reduction of the overall project’s tree planting by 100 trees (around 1,700 trees estimated to be required for 

the whole site).  This reduction was accepted in exchange of the City’s tree nursery easement. 
 
Mr. Bennett Donaldson, J.B. Donaldson Company, 37610 Hills Tech Drive, Farmington Hills MI  48331, 
explained Mr. Lalonde will be present shortly but he would answer questions in the meantime.  He stated the 
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improvements Mr. Cohen mentioned would be constructed in concert with the car dealership should it be approved 
by Council.  Mr. Lalonde then arrived and said he is satisfied with everything that has been discussed thus far and 
he is ready to proceed.  
 
 
Ms. Ochs asked if more auto dealerships would be forthcoming.  Mr. Cohen stated that here is a desire for more 
dealerships as there are not many options for development when building on top of a landfill.  She then asked who 
owned the piece of property that seems to be left out of the depiction (south of the site, adjacent to Bald Mountain 
Road).  Mr. Cohen stated that piece is owned by the City and used as a tree nursery. Mr. Lalonde is actually 
granting an easement so that the City vehicles can continue to have access easily.  Mr. Lalonde will also be 
maintaining all of the infrastructure within the development. 
 
Mr. Burmeister was concerned with the elevation drop and if it would cause homeowners to be forced to view 
rooftops with HVAC units and such.  He wanted reassurance that the landscaping would conceal such a view and 
Mr. Cohen stated dead trees are currently being removed by the City within the buffer so that new trees could be 
planted and it would provide more than adequate screening.  
 
Ms. Ochs asked if the property was ever sold to a new owner would the new owner be required to maintain the 
open space.  Mr. Cohen responded by saying all agreements being made with Mr. Lalonde would transfer to a new 
owner.  One of the main goals on the City’s part was to obtain the permanent open space with the trees and the 
walking paths across from the residents on Bald Mountain Road. 
 
Ms. Shearer asked exactly how many dealerships may be brought in in the future.  Mr. Lalonde stated that it would 
never be anywhere near the size of the Troy Motor Mall which has about twelve dealerships.  He contemplated that 
space would allow no more than three more dealerships.  
 
Chairperson Ouellette opened the public hearing at 7:30 p.m. 
 
Mr. David Heilbrun of 4260 Bald Mountain Rd., Auburn Hills, had concerns about excessive lighting that may 
be disturbing, the elevation views for Bald Mountain Road residents, and whether or not residents would have 
access to the open space.  He is concerned for himself and for his neighbors and also for future generations who 
may live in the neighborhood.  
 
Mr.  Ouellette stated the police department did recommend lighting for security reasons but there will be much 
effort put in to shield the lighting.  Mr. Cohen stated the park would be open to the public with a deadline of 
December 1, 2018.  It will be for employees of the development to use as well as residents.  Mr. Cohen reiterated 
the natural buffer will be heavily landscaped and all lighting will be directed downward.  The goal is to make the 
whole site more appealing than it is now.  
 
Mr. Mendieta questioned why the site was ideal for parking lot type facilities.  He wanted the difficulties of building 
on top of a landfill explained. Mr. Donaldson explained that as the trash underneath deteriorates there is constant 
settlement.  It would be very costly to repair a building as the settlement occurs. It is not nearly as costly to repair a 
parking lot. The load is spread out over a very wide area.  
 
Ms. Ochs wanted to discuss the lighting that will be in place.  Mr. Donaldson stated the lighting will be cast 
downward and not thrown out.  The poles will be only twenty feet high and LED lighting will be used. Mr. Lalonde 
prefers to have the lights off at night as a cost saving measure but he will do what is asked of him by the police 
department. Mr. Cohen stated that excessive lighting is an issue considered by the Code Enforcement officers and 
action will be taken if necessary.  
 
Mr. Heilbrun was concerned about the noise level when pilings are installed for the buildings.  He remembers other 
buildings going up in the area and the sound of the pilings being driven into the ground was very disturbing.  Mr. 
Donaldson explained that there is a new procedure for pilings. They are no longer pounded into the ground with a 
pile driver.  The new system uses auger which are basically screwed into the ground creating much less of a noise 
disturbance. There are no banging noises whatsoever and the process can be completed for each building in about 
one week. 
 
Chairperson Ouellette closed the public hearing at 7:44 p.m. 
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Moved by Mr. Beidoun to recommend to City Council approval of the Revised PUD Step One – Concept 
Plan for Dutton Corporate Center as presented. 
Supported by Mr. Mendieta 
VOTE: YES:  Beidoun, Burmeister, Hitchcock, Mendieta, Ochs, Ouellette, Pierce, Shearer 

NO:  None        Motion Carried (8-0) 
 
5c.  Summit Place Kia of Auburn Hills (7:46 p.m.)   

Public Hearing / Motion - Recommendation to City Council for PUD Step Two – Site Plan approval to 
construct an automobile dealership. 

 
Mr. Keenan introduced the request from Summit Place Kia to construct an automobile dealership at the southeast 
corner of Lapeer Road and Interpark Drive.   The 7.38 acre parcel is located within the Dutton Corporate Centre.  
The proposed Kia Dealership will be the first new automobile dealership to be built in the City.   
 
Mr. Keenan explained some of the key items that are worth mentioning include:  
 
1) The outdoor storage of vehicles in the eastern most parking lot behind the building.  The storage lot is 

approximately nine feet below the building grade.  A staggered row of evergreen trees planted along the east 
property line to help screen the lot from the residential properties to the east along Bald Mountain Road 
 

2) The outside vehicle display area located at the northwest corner of the building 
 

3) Two flag polls for the display of the American and Michigan flags.  A note is provided on the elevation plan 
stating the use of neon, flags (e.g. pennant and pennant string flags), or any other type of unapproved signage 
shall be prohibited per site plan review 
 

4) The landscape plan includes the planting of 50 more trees on site than required by ordinance.  The additional 
trees will be credited towards the required replacement total for Dutton Corporate Centre.   The landscape plan 
provides additional evergreen trees along the east property line planted in a staggered row to provide an 
additional layer of screening for the residents who reside along Bald Mountain Road 
 

5) A five foot wide sidewalk is being provided along Interpark Drive.  The sidewalk will connect to the eight foot 
pathway along Lapeer Road.  A sidewalk is also being provided to connect the building to the sidewalk along 
Interpark Drive 
 

6) An electrical stub is provided for five future electric vehicle charging stations  
 

7) Summit Place Kia intends to keep night-time lighting of the building at a minimum.  The lighting of the vehicle 
outside storage will area will be kept on at night, but at a minimum, at the request of the Police Department.  
The request is being made to help prevent the theft of auto parts. 

 
Mr. Keenan indicated the proposed dealership is expected to create 25 new jobs.  Total investment in the project is 
estimated at $4 million.  He stated construction is expected to begin in July 2016 with completion expected to take 
place in the first quarter of 2017.  
 
Mr. Lalonde wanted to emphasize that the night time lighting would be facing Lapeer Road and should not be a 
detriment to the Bald Mountain Road residents at all.  He stated his Clinton Township location has been very well 
received by residents and it also draws other businesses.    
 
Mr. Burmeister asked if there would be any fencing around the lot at all.  Mr. Lalonde stated he didn’t believe 
fencing was necessary as they want people to be able to view the cars even if it is after business hours. Mr. 
Ouellette asked if KIA makes an electric car.  Mr. Lalonde stated there is one being made and currently being sold 
in the west coast.  He anticipates it making its way here within a year.  
 
Mr. Ouellette opened the public hearing at 7:50. 
 
Mr. Heilbrun asked why this Japanese company would be a good fit for the City when it is home of Chrysler 
Headquarters. Mr. Lalonde pointed out that Fiat Chrysler does import cars and that Kia does in fact manufacture its 
two biggest sellers’ right here in the U.S.   
 
Mr. Ouellette closed the public hearing at 7:52. 
 
Ms. Ochs had one last question regarding the trees.  She wanted to know if there would be a good number of 
evergreens planted since deciduous trees lose their leaves a good portion of the year so the screening would not 
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be as effective.  Mr. Keenan stated there was a conscious effort to provide plant enough evergreens along the east 
property line to facilitate screening in both summer and winter.  
 
Moved by Ms. Ochs to recommend to City Council approval of PUD Step Two – Site Plan to construct an 
automobile dealership subject to staff and consultants conditions. 
Supported by Ms. Shearer 
 
VOTE: YES:  Beidoun, Burmeister, Hitchcock, Mendieta, Ochs, Ouellette, Pierce, Shearer 

NO:  None        Motion Carried (8-0) 
 



 

The City of Auburn Hills 
 City Council Meeting 

      Minutes- Excerpt 

        May 23, 2016 
  

 
 
           
 

 

 

 

CALL TO ORDER: Mayor McDaniel at 7:00 p.m. 

LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI 48326 

   Present: Mayor McDaniel, Mayor Pro Tem Mitchell, Council Members Burmeister, Hammond, 
Kittle, Knight, Verbeke 

    Absent: None 

   Also Present: City Manager Tanghe, Assistant City Manager Grice, Police Chief Olko, Deputy City 
Clerk Novak, Community Development Director Cohen, Management Assistant Harris, City 
Engineer Juidici, City Attorney Beckerleg 
45 Guests  

5. OLD BUSINESS  

8a. Motion – Approve Revised PUD Step One – Concept Plan / Dutton Corporate Centre 

Mr. Cohen explained this is a request from the new property owner, Rich LaLonde, to amend the PUD Concept Plan and 
Development Agreement for the Dutton Corporate Center. The primary changes include: a larger commercial area along 
M-24 and increased flexibility in land uses; a new light industrial area, which could include outdoor storage, if approved by 
City Council, as well a 50 foot tall building; and a larger open space area across from the residents along Bald Mountain 
Road. 

The depth of the new open space area will be one quarter of a mile deep from the residents on Bald Mountain Road and 
one third of a mile from the proposed Kia Dealership.  

One of the PUD goals was to achieve a large open space area across from the residents to buffer the development.  In 
exchange for the increased land use, flexibility and permission to Phase I, Mr. LaLonde will provide: 

1. 28.7 acres of dedicated open space with new trails and trees planted no later than December 1, 2018 
2. 1.2 acre easement to improve access to the City’s tree nursery 
3. Completion by December 1, 2016: 

a) Final paving of Interpark Drive and Technology Court 
b) Install frontage trees along M-24 
c) Install pathway and landscaping adjacent to VAST 
d) Remove the temporary drive at Bald Mountain Road 
e) Install the Welcome to Auburn Hills sign 

4. No oil or gas drilling on the property 
5. Submit MDEQ environmental reporting to the City 
6. Planting all required replacement trees by December 1, 2021 (5 years)  

Staff and Planning Commission recommend approval of the amended PUD as it will jumpstart the stalled project that began 
in 2009.   

Mr. Knight, the Council liaison to the Brownfield Redevelopment Authority, asked where the outline is for the landfill for this 
property, noting there will need to be special mediation for building on this site.   He asked if the landfill site can be 
superimposed on the site plan so everyone is familiar with the location.  

Mr. Cohen showed the outline of the landfill from his PowerPoint presentation.  

Regarding the large open space area, Mr. Knight noted it is not part of the landfill and asked if this portion of the property is 
unbuildable.  

Mr. Cohen explained this portion of property is quite low and the main concern is this site is zoned for an industrial or high-
tech building, but is across from residential homes.   This was the remedy for the local residents, to not allow the construction 
of an industrial building.  

Mr. Knight noted there are special construction requirements if building on the actual landfill. 

Mr. Cohen explained the plan is to ‘float’ the car dealership on the landfill, which has been done at other landfill locations. 

Ms. Verbeke asked what the plans are for the open space. 

Mr. Cohen stated the idea is to expand the walking trails that were included in the first PUD plan and plant additional trees. 
There is a woodland mitigation plan in the Woodland Ordinance, which allows the planting of smaller trees to reforest the 
area as opposed to typical landscaping trees. This will take place by December 1, 2018 or when the first development 
occurs.   
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Mr. Burmeister asked about the elevation between the proposed development and residents on Bald Mountain Road. 

Mr. Cohen stated he doesn’t recall the elevation drop-off, but will forward the information. 

Mr. Burmeister stated he would like to see the elevations with Mr. Heilbrun’s house included.  

Mr. Cohen stated the elevation is lower within the industrial park. 

Mr. Knight believes at some point the open space will be developed, and there needs to be an access road from Lapeer 
Road or the City needs to get a dedicated right-of-way on the left side of Bald Mountain Road.  If necessary, the easement 
will allow Bald Mountain Road to become a class one road at a later date.   

Mr. Kittle asked if the developer will be responsible for the well monitoring of the landfill site.  

Bennett Donaldson, J.B. Donaldson Company, noted there are many monitoring well points on the property and and those 
not associated with the landfill will be removed.  G2, the environmental consultant on this project, will determine which wells 
remain and which can be removed, as well as those that need monitoring. With Mr. LaLonde purchasing this property, it is 
his responsibility to continue the monitoring and make reports as required. 

Mayor McDaniel explained to Mr. Heilbrun this isn’t a public hearing, that was held during the Planning Commission meeting 
on May 11th and asked if he had any additional comments, other than those he asked at the Planning Commission meeting.   

David Heilbrun, 4260 Bald Mountain Road, stated he doesn’t recall what he addressed at the May 11th meeting.  

Mayor McDaniel asked if Mr. Heilbrun had a specific comment to make, reiterating this isn’t a public hearing. City Council 
is aware of all comments made at the Planning Commission meeting. 

Mr. Heilbrun asked if City Council will be approving or disapproving this request, this evening. 

Mayor McDaniel stated yes, there will be a decision made for the PUD Step One. 

Moved by Kittle; Seconded by Knight. 
RESOLVED: To accept the Planning Commission’s recommendation and approve the Revised PUD Step One 
– Concept Plan for the Dutton Corporate Centre. 

Ms. Verbeke asked if Mr. Knight’s suggestion of road right-of-way property should be addressed, she believes it is a good 
idea. 

Mr. Cohen explained the old plans from 2001/2002 show the previous owner had dedicated Bald Mountain right-of-way, 
though he isn’t sure if it’s the full right-of-way Mr. Knight is referring to.  Mr. LaLonde is keeping the 100 foot wide buffer, so 
there will be plenty of room to widen the road if necessary.  Mr. Cohen said that can be something to be included in the 
development agreement or can be addressed now. 

Mr. Kittle noted for Mr. Heilbrun, this is step one in the process; each development for this corporate center will be an 
additional step in the process and need to be reviewed by both the Planning Commission and the City Council.    

VOTE:  Yes:  Burmeister, Hammond, Kittle, Knight, Mitchell, McDaniel, Verbeke 
 No:  None 
Resolution No. 16.05.086 Motion Carried (7-0) 

 

9b. Motion – Approve PUD Step Two – Site Plan / Summit Place Kia of Auburn Hills 

Mr. Cohen explained this request from Rich LaLonde owner of Summit Place Kia is to construct a 25,749 square foot auto 
dealership with an associated 350 vehicle storage lot. The storage of the vehicles will mostly be placed in the lot behind the 
building.  The parking lot on the east side of the building has about a nine foot differential in grade, lower than the building.  
The rear of the lot will be heavily screened with evergreen trees.  A display will be located in front of the building, with 
enough room for one or two cars.  Lighting was researched and reviewed, and it will be tastefully done and not cause a 
nuisance to adjacent properties. This is a $4 million project that will create 25 new jobs.   

Richard LaLonde, owner of Summit Place Kia introduced himself. 

Mr. Knight asked if there is enough parking lot storage to carry the inventory needed. 

Mr. LaLonde stated he hopes he’ll be able to double the storage space, reflecting that business is going very well. Typically 
a dealership carries a 60 day supply of autos.  Last month, the dealership sold 160 cars in Waterford, so he carries about 
360 on the lot.  He expects this new location to enhance the business or he wouldn’t be moving.  For the first two years, he 
expects he will have enough space for his inventory.   

Mr. Knight thought with the new location business would increase by 25%. 

Mr. LaLonde stated when he opened his dealership in Clinton Township, moving from Mt. Clemens, business increased by 
40% in the first three months. He confirmed the name is the same as the dealership in Waterford, but Auburn Hills will be 
added at the end of the name - Summit Place Kia of Auburn Hills.  

Ms. Verbeke understands the need for lighting, security and display, but wants to make sure it won’t interfere with the 
residential area.   
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Mr. LaLonde explained the real benefit is the residents are to the east of the dealership, so the eastern lighting will shine to 
the west and downwards.  North and south will be facing each other and downwards; the front of the building will be facing 
east, but again downward.  

Mayor McDaniel is pleased to hear the business is growing and expanding at such a good rate.  He is impressed with the 
design and how far Kia has come in such a short amount of time. 

Mr. LaLonde explained Kia builds a lot of the cars in the U.S., though a resident was surprised with this being the world 
headquarters for Chrysler, that this would be a place for a Kia dealership.  

Mayor McDaniel stated many auto companies have businesses within the City and Auburn Hills welcomes all as an equal 
opportunity city. 

Moved by Burmeister; Seconded by Hammond. 
RESOLVED: To accept the Planning Commission’s recommendation and approve the PUD Step Two - Site Plan 
for Summit Place Kia of Auburn Hills subject to staff and consultants conditions. 

VOTE:  Yes:  Burmeister, Hammond, Kittle, Knight, Mitchell, McDaniel, Verbeke 
 No:  None 
Resolution No. 16.05.090 Motion Carried (7 - 0) 







 
CITY OF AUBURN HILLS 

JOINT PLANNING COMMISSION – 
ENVIRONMENTAL REVIEW BOARD MEETING 

 
            June 19, 2003 
 
CALL TO ORDER:  Chairperson Beckett called the meeting to order at 7:30 p.m. 
 
ROLL CALL:  
Planning Commission: 
  Present: Beckett, Beidoun, Hurt-Mendyka, Kresnak, Marien, McKissack,  
    Ouellette, Schoonfield  
  Absent:  Newkirk 
Environmental Review Board: 
  Present: Harvey-Edwards, McKissack, Mitchell, Peters, Ostrowski, Strobe 
  Absent:   Parent 
  Also Present:  Community Development Director McBroom, City Planner Cohen, City 

Manager Ross, Councilpersons Sendegas, Knight, and Kittle, City 
Engineer Westmoreland, TIFA Chair Bennett, Brownfield Authority Chair 
Capen  

     16 Guests 
 
LOCATION:  Public Safety Building, Community Room, 1999 N. Squirrel Road, Auburn Hills MI 48326 
 
PERSONS WISHING TO BE HEARD - None 
 
SPECIAL PRESENTATION: 
Northeast Area Traffic Study – City Traffic Consultant 
Gregory Gaides and Eric Tripi gave a Power Point presentation for the northeast portion of the City.  
The study area was bounded by Silver Bell Road to the north, Adams Road to the east, Walton Boulevard 
to the south, and Lapeer Road to the west. 
 
The objective of the study was to assess certain roadways’ ability to accommodate traffic volume 
changes due to anticipated future development and access changes.  The traffic study included future 
traffic impacts of the construction of Dutton Road between Lapeer Road and Bald Mountain Road, and 
the re-opening of Tienken Road at the boundary of Auburn Hills and Rochester Hills.  The impacts were 
based on projected year 2025 traffic conditions. 
 
The study was conducted using the SEMCOG regional travel demand model and enhancements were 
made to facilitate a more detailed level of analysis specific to Auburn Hills. 
 
Three alternatives were analyzed:  
 

o Alternative 0 – Planned Growth Scenario.  This Alternative represents the planned roadway 
system for 2025.  It is the existing road network, plus those improvement projects that are planned 
and committed, as provided by SEMCOG.  Planned roadway projects within Auburn Hills otherwise 
not provided by SEMCOG were incorporated into this Alternative and are as follows: 

• Constructing a five-lane section of Dutton Road between Lapeer Road and Bald Mountain 
Road 

• Widening Walton Boulevard to a five-lane section in the vicinity of Interstate 75 

• Paving a number of local roads 
 

o Alternative 1 – Opening both Dutton and Tienken Roads.  This Alternative is the same as 
Alternative 0 (Planned Growth), with an additional project that would re-open Tienken at the 
Auburn Hills and Rochester Hills boundary. 
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o Alternative 2 – Keeping both Dutton and Tienken Roads Closed.  This Alternative is similar to 
Alternative 0 (Planned Growth), but does not include the project that would open Dutton Road 
between Lapeer and Bald Mountain Roads. 

 
The following are the major findings of the analysis: 
 

o The changes in traffic demand due to planned growth in land use over the next twenty-five years 
will far exceed the changes that are forecast resulting from implementing either of the alternatives. 
In other words, the impacts of the alternatives are small when compared to the anticipated growth 
over the planning horizon. 

 
o Total east-west travel along the corridors between Silver Bell Road and Walton Boulevard 

inclusive, will not change appreciably based on whether or not Dutton and/or Tienken Roads are 
made continuous.  Traffic along these corridors will re-distribute within this area under either road-
opening scenario.  Also, additional traffic from outside this area does not divert into this primary 
area under either road-opening scenario (Alternatives 0 and 1).  

 
o The planned basic number of through lane requirements does not change whether or not Dutton 

and/or Tienken Roads are made continuous.  It should be noted, however, that Dutton Road east 
of Squirrel Road would require a modification to its basic cross-section regardless of whether 
Dutton Road is opened or closed. 

 
o Opening Dutton Road will suggest a need to widen Dutton Road between Bald Mountain and 

Squirrel Roads. 
 

o The traffic volumes associated with the opening of Tienken Road should not result in a need to 
change the roadway cross-section on either Tienken or Shimmons Roads. 

 
Mr. Tripi and Mr. Gaides responded as follows to questions they were asked: 
 

 The calculations that were made include all developments that have been approved by the City 
Council. 

 
 The calculations are not just based on Auburn Hills traffic patterns, but take into account all of the 

metropolitan Detroit area. 
 

 It is very common in planning that a twenty-five year be projected, as this analysis has been done.  
 

 It is possible to have a five year projection prepared and will take only a couple of weeks. 
   
Mr. Tripi and Mr. Gaides concluded their presentation and a brief recess was taken.   
 
The meeting reconvened at 8:55 p.m. 
 
Mr. Beckett noted a letter was received by the applicant requesting that Item 4, the Mass Grading/Soil 
Moving be removed from tonight’s agenda. 
 
Mr. Peters opened the public hearing for the Tree Permit at 8:58 p.m. 
 
PETITIONERS 
SP 02-12, Dutton Road Extension & Dutton Technology Park – Public Hearing 
(Sidwell Nos. 14-02-200-001, 14-02-200-002, 14-02-200-003, and 14-02-200-017) 
Brown Road Group, LLC has petitioned for a recommendation from the Planning Commission to the City 
Council for site plan approval to construct roads, utilities, and a detention area on property zoned I-1, 
Light Industrial district and T&R, Technology and Research district pursuant to the City of Auburn Hills 
Zoning Ordinance.  In addition, a request for a tree removal permit recommendation from the 
Environmental Review Board to the City Council is requested pursuant to the City’s Woodlands 
Preservation Ordinance.  The property is generally located south of Ellen Drive, between Bald Mountain 
Road and M-24. 
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Mr. McBroom reviewed his Background Information letter dated June 12, 2003 as follows: 
 

In addition to the review letters from Mr. Cohen for the three projects listed on the agenda, this 
memorandum is intended provide additional background information to explain the history and the 
relationship between these three requests.  This information is provided separately for the two parcels 
involved:  the Dutton Technology Park site west of Bald Mountain Road and the Soil Moving and Mass 
Grading Permit site east of Bald Mountain Road. 

Dutton Technology Park 

The site of the proposed Dutton Technology Park is a former solid waste landfill.  The site is also referred 
to as the former Fons Landfill, or the former Sanicem Landfill.  The site was originally developed as a 
downhill ski facility in the early 1960s.  At that time, the owners began to accept fill to increase the height 
of the ski hill.  At that time, the fill came from many sources and included foundry sand, scrap metal and 
55 gallon drums.  The ski facility closed in the early 1970s when the property was purchased by the Fons 
family, who operated a solid waste landfill until 1979.  The landfill reportedly only accepted residential 
refuse from the City of Detroit.  Recent investigations show a variety of waste was dumped on site, some 
much more serious than normal residential garbage. 

The total site area is approximately 145 acres.  Forty five acres are located north of the City limits in Orion 
Township. 

Although the site was operated as a landfill, no clay liner was ever installed beneath the garbage, nor was 
the site ever properly capped when landfill operations ceased.  Additionally, no systems were ever 
installed for the collection and treatment of leachate or methane gas produced by the decomposing 
garbage. 

The owner of the property, Brown Road Group, LLC, applied to the City of Auburn Hills for brownfield 
redevelopment assistance and on June 18, 2001, the City Council approved a Workplan for the clean up 
of the property and preparation of the site for redevelopment.  The plan was amended on October 21, 
2002.  As part of the approval of the Brownfield Workplan, the City Council also approved a Tree 
Removal Permit to facilitate the grading work necessary to properly cap the landfill and install the 
leachate and methane collection systems.  Last October, work began.  In January of this year, we 
became aware that trees not covered under the Tree Removal Permit were removed and work was 
occurring within the wetland area at the south end of the site that was not covered by the Wetland Use 
Permit issued by the state.  For these reasons, a City of Auburn Hills Stop Work Order was posted on 
January 15, 2003. 

Only limited work related to the cleanup of the site has been allowed since that time. 

Soil Moving and Mass Grading Permit 

This permit is proposed for the parcel at the southeast corner of Dutton and Bald Mountain Roads.  The 
site was under the control of the Road Commission for Oakland County from 1946 until just recently.  It is 
now owned by a developer who has reached a tentative agreement with the Brown Road Group to 
provide fill material for the Dutton Technology Park. 

During the time the Road Commission for Oakland County owned the property, it has been used for 
various purposes including mining, dumping, and equipment testing.  Apparently, so much material was 
mined at one time that a conveyor system was installed over Dutton Road and a tunnel for trucks under 
the road to convey material from this site to a batch plant on the north side of Dutton Road.  It does not 
appear that the site can be developed in its current condition.  Significant mass grading is required to 
develop the property in accordance with the City’s engineering requirements. 
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The timing of removing the excess soil from this site is ideal.  Rather than hauling the material out of the 
site to some other site, creating excess wear on City roads, it can simply be moved across Bald Mountain 
Road, avoiding the need for the Brown Road Group to haul in material from outside of the City. 

Dutton Road Extension 

The extension of Dutton Road from Bald Mountain Road to Lapeer Road has been a part of the City’s 
Major Thoroughfare Plan since at least 1973.  From the time the City staff began working towards the 
redevelopment of the Fons Landfill, we have made it clear that development of the property must include 
the extension of Dutton Road.  Because of the landfill, this section of road is extremely complicated and 
costly to build. 

The road extension itself does not appear to require Site Plan Approval under the City’s Zoning 
Ordinance.  Because the completed road will be under the Road Commission for Oakland County’s 
jurisdiction, plans for the road have been submitted and must be approved by the County before road 
construction can begin.  Because we do not control the construction or inspection of the road and, 
therefore, do not control when the road will be completed, we are requiring that the road be open to traffic 
before any buildings in the Dutton Technology Park (i.e. Atlas Copco) can be occupied. 

Benefits of the Projects 

Although all three projects require separate approvals, they are clearly all related.  In the staff’s opinion, 
the benefits of the three projects together are: 

1. The old Fons Landfill is being properly closed and capped, with the necessary leachate and 
methane gas collection systems installed.  Without the assistance provided by the City 
through the Brownfield Redevelopment Act and the ability to put the property to a productive 
use, it would not be economically feasible for a developer to remediate the site. 

2. The extension of Dutton Road, a key transportation planning objective for 30 years, is being 
completed at very little cost to the City of Auburn Hills. 

3. At a time when vacant developable land in the City continues to decline, 100 acres of 
developable land will be made available at a strategic location in the City from land that, 10 
years ago, was thought to be undevelopable. 

Mr. Cohen’s SP 02-12 letter of recommendation dated June 13, 2003 is as follows: 
 
We are recommending Conditional Approval of the Site Plan and offer the following discretionary findings 
of fact: 
 
1.      The Site Plan contains sufficient basic information required by Zoning Ordinance No. 372 for a  
 recommendation. 
 
2.      The requirements of Section 1815, Items 7A-7E of Zoning Ordinance No. 372 can be met as 

follows: 
 A)   All requirements and standards of the Zoning Ordinance, and other City Ordinances, can  
  be met. 
 B) Safe, convenient vehicular and pedestrian ingress/egress has been depicted. 
 C) Traffic circulation features within the site, and the location of parking areas, avoid  
  common traffic problems and can promote safety. 
 D) A satisfactory and harmonious relationship will exist between the proposed development  
  and surrounding area. 
 E)  The proposed use will not have an unreasonable, detrimental or injurious effect upon the  
  natural characteristics of the subject parcel, or the adjacent area. 
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3.      Greenbelts and landscaping will be provided along the existing and proposed roadways abutting 

and within the development.  All trees and landscape areas shall be irrigated with an underground 
sprinkler system. 

 
4. An Environmental Impact Statement has been submitted and meets the requirements of Section 

1814.  
 
5. Eight foot pathways are proposed along M-24, Bald Mountain Road, and the proposed Dutton Road 

extension.  A five foot sidewalk is shown along the proposed Technology Court.     
 
6. A “natural pathway system with wooded boardwalks at wetland crossings” is proposed at the south 

end of the site around the wetland mitigation area per MDEQ approval.  It has not be determined if 
the natural pathway will be available for public use.  This pathway is currently proposed to connect 
to the proposed 8 ft. pathway along Bald Mountain Road. 

 
7. The applicant, Brown Road Group, LLC, entered into a Development Agreement with the City of 

Auburn Hills and the Auburn Hills Brownfield Redevelopment Authority on December 17, 2002. 
 
ADDITIONAL COMMENTS: 
 
1. Site plan approval shall be subject to the acquisition of necessary right-of-way from the adjacent 

property owner (Jacob Properties – Orion Business Park) by the Brown Road Group, LLC or the 
Road Commission for Oakland County for the proposed Dutton Road extension. 

 
2. The trees proposed to be planted along Bald Mountain Road shall be installed and irrigated within 

90 days of City Council approval, except in those areas affected by the proposed soil moving 
operation. 

 
3. A separate site plan will be required for each project proposed within the Dutton Technology Park to 

show compliance with the requirements of Zoning Ordinance No. 372 and all other applicable 
municipal, county, and state codes. 

 
Mr. Cohen’s SP 02-12 Tree Permit letter of recommendation dated June 13, 2003 is as follows: 
 
The petitioner, Brown Road Group, LLC, respectfully requests revised tree removal permit approval from 
the City to finish the environmental clean up of the Fons Landfill, thus allowing the site to be prepared for 
future development.   
 
In October 2002, the petitioner received approval from the ERB and City Council to remove 804 protected 
trees (785 protected trees + 19 landmark trees).  The permit was granted for only “Phase One” of the tree 
removal.   

In January 2003, City staff confirmed that the petitioner’s contractor removed additional trees in the 
northeast corner of the site, which were scheduled to be removed as part of “Phase Two” of the tree 
removal.  This removal required a separate permit from the City, which the petitioner failed to obtain.  A 
stop work order was issued due to the violation on January 15, 2003. 

The City received a letter of credit on May 2, 2003 from the applicant for $512,700.00 to insure trees will 
be replaced per the City’s Woodlands Preservation Ordinance.  The amount was based on an initial 
report provided by the petitioner’s engineer on the number of protected trees removed from the site. 

Revised Permit Details 
 
Phase One: 804 protected trees removed (785 protected trees + 19 landmark trees) 

839 required replacement trees (785 trees + 54 trees for the landmark tree replacement) 
Phase Two: 878 protected trees removed (869 protected trees + 9 landmark trees) 

895 required replacement trees (869 trees + 26 trees for the landmark tree replacement) 
Total:  1,682 protected trees removed   (1,654 protected trees + 28 landmark trees) 
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1,734 required replacement trees (1,654 trees + 80 trees for the landmark tree 
replacement) 
Letter of Credit or Cash Bond Required – 1,734 trees x $300 = $520,200.00 

  
Lastly, it should be noted Brian Colter, ACRT confirmed that no protected trees were removed by the 
petitioner within the 100 ft. wide tree preservation buffer easement provided along Bald Mountain Road.  
The City’s DPW crew removed one tree in the R.O.W. because it had a street sign post embedded in it.  
The petitioner has prepared a landscape plan which proposes to extensively landscape this section of 
road with berms and oversized evergreen trees.   

After the public hearing, if you find your questions satisfactorily answered it would be appropriate 
to move to recommend to City Council approval of the revised tree removal permit for SP 02-12, 
Dutton Road Extension / Dutton Technology Park subject to the collection of a revised letter of 
credit or cash bond of $520,200.00. 
 
Mr. Jim Butler, Professional Engineering Associates, Inc. explained they are requesting the removal of 
1,654 protected trees and 28 landmark trees, which requires 1,734 replacement trees. 
 
Mr. Butler explained the water extension and the sanitary sewer system will connect east of Bald 
Mountain Road through to Dutton Road.  A regional detention basin will collect all of the storm water 
drainage from this site as well as others in the area, including water runoff from the opposite side of 
Lapeer Road.  The site has regulated wetlands and they are proposing to mitigate the wetlands into the 
southeast corner of the site, which would become a park.  A permit has been obtained from the MDEQ to 
mitigate the wetlands.  This park would connect to a walkway to be constructed along Bald Mountain 
Road.  A walkway is proposed along the Dutton extension as well as Lapeer Road. 
 
Mr. Butler stated there will be 446 eight to twelve foot tall predominately evergreen trees along the 
serpentine pathway.  A dedicated 100 foot wide strip of land will separate the Technology & Research 
and Light Industrial from the R-1 Residential zoning.  The 100 foot wide strip of property is currently 
heavily vegetated with mostly deciduous trees and will only be slightly graded.  An additional 130 are 
proposed with the development of Dutton Road.   
 
Addressing the Commission’s questions, Mr. Butler noted the following: 
 

o The remaining trees will be spread throughout the remaining lots.   
o The park can be accessed by the public via the walkway.    
o The pond is designed to hold water only for 24 to 36 hours, so it will not be a breeding ground for 

mosquitoes.   
o The elevation is quite severe for this property to Bald Mountain Road.  Because of the elevation, 

the residents will not see the roof of the buildings. 
o There is no intention of planting shrubbery around the detention pond, grass is proposed.  

However, shrubs can be looked into. 
 
SP 03-08, Atlas Copco 
(Sidwell No. 14-02-200-017) 
Brown Road Group, LLC has petitioned on behalf of Atlas Copco for a recommendation to City Council 
for site plan approval to allow the construction of a 58,700 sq. ft. research and development facility on 
property zoned T&R, Technology and Research district.  The property is generally located at the 
southwest corner of Dutton Road and Bald Mountain Road. 
 
Mr. Cohen’s letter of recommendation dated June 13, 2003 is as follows: 
 
We are recommending Conditional Approval of the Site Plan and offer the following discretionary findings 
of fact: 
 
1.      The Site Plan contains sufficient basic information required by Zoning Ordinance No. 372 for a  
 recommendation. 
2.      The requirements of Section 1815, Items 7A-7E of Zoning Ordinance No. 372 can be met as 

follows: 
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 A)   All requirements and standards of the Zoning Ordinance, and other City Ordinances, can  
  be met. 
 B) Safe, convenient vehicular and pedestrian ingress/egress has been depicted; primary  

 access will be to the proposed Technology Court which will outlet to the proposed Dutton 
Road extension. 

 C) Traffic circulation features within the site, and the location of parking areas, avoid  
  common traffic problems and can promote safety. 
 D) A satisfactory and harmonious relationship will exist between the proposed development  
  and surrounding area. 
 E)  The proposed use will not have an unreasonable, detrimental or injurious effect upon the  
  natural characteristics of the subject parcel, or the adjacent area. 
 
3.      Based upon the number of employees and floor area, 188 total parking spaces are required and 

190 parking spaces are depicted.  
 
4.      The parking layout meets minimum requirements and parking spaces are provided for the 

handicapped (6 are required and 8 are provided).  2 spaces are van accessible.  
5.      Building and parking setback requirements will be met.   
  
6.      Greenbelts will be provided 
  
7. Landscape requirements will be met and calculations have been submitted.   
  
8.  Loading/unloading area will be met. 
  
9. Notes on the plan indicate pole and wall-mounted lighting shall be shielded and directed downward.  

Lamp bulbs and lens shall not extend below the light fixture shields.  All light poles are not to be 
taller than the building. 

 
10.     A note indicates that signs shall meet the requirements of Zoning Ordinance No. 372.   
 
11. A note indicates that parking spaces shall be double striped. 
 
12.   Ground-mounted and roof-mounted mechanical equipment will be screened.   
 
13. A note indicates that there will be no pallet storage, overnight vehicles, or trailer storage. 
 
14. Eight ft. pathways along Bald Mountain Road and the Dutton Road Extension and the five ft. 

sidewalk along Technology Court will be constructed by the developer of the Dutton Technology 
Park. 

     
ADDITIONAL COMMENTS: 
1. Site plan approval shall be subject to City Council approval of SP 02-12, Dutton Road Extension 

and Dutton Technology Park.   
 
2. The Certificate of Occupancy for SP 03-08, Atlas Copco shall not be issued by the City of Auburn 

Hills until the Dutton Road Extension is opened for public use by the Road Commission for Oakland 
County.  Access to the site shall only be provided as shown on the site plan. 

 
3. A land division is required to create the parcel proposed on the site plan. 
 
Mr. Butler explained the 58,700 sq. ft. building would be built on approximately 7.34 acres.  Because of 
the elevation this is a step-down building.  Landscape requirements will be met, with the planting of 84 
trees as opposed to the required 72 trees.  A sidewalk from this building will be tied to the Technology 
Court sidewalk. 
 
Mr. Paul Landry, Landry & Newman Architecture explained the building materials used will be brick, 
glass, and metal siding.  Traveling towards the building on Dutton Road, you will be looking into the main 
lobby of the two story building.  The main lobby is also the demonstration area.  The building will have 
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39,000 sq. ft. of office space and 19,000 sq. ft. of proto-type, which is a high bay area.  The proto-type 
area is where customers can view the actual design work.  No roof top mechanicals will be seen, they will 
be blocked by stairs at either end of the building.   
 
Mr. Ted Mazur, Atlas Copco explained their current offices are located in Farmington Hills and a sister 
company in Sterling Heights.  This new site in Auburn Hills will combine both of the other locations into 
one, making it easier on both management and customers.  Atlas Copco is a Swedish based company 
who produces hand held industrial tools for fastening applications for the auto companies and all the 
ancillary companies.  They have locations in 55 countries, employ 26,000 employees, and approximately 
12,000 of those employees are in the United States, with 150 to 200 in Michigan.   
 
Mr. Mazur stated there is currently a staff of approximately 110 employees, with hopes of increasing the 
staff by 40% to 50%.  This is a wholesale operation; sales and service, there aren’t many trucks entering 
this site.  There may be six or so flat bed trucks at the end of the month for loading the product for 
shipment to the Belgium warehouse.  Mr. Mazur stated they have a 10 year commitment to this building.  
Atlas Copco has been in Farmington Hills for 12 years and Sterling Heights for 26 years, which was 
purchased in 1986. 
 
Mr. Landry explained at this time, signage has not been determined for the exterior of the building.  The 
glass lobby has an interior sign which can be seen as approaching the building. 
 
Mr. Beckett asked how the existing well would be closed that is on the site.  Mr. Butler stated he would 
look into the matter and get an answer.   
 
Addressing the Commission’s questions, Mr. Butler noted the following: 
 

o The zoning will not be changed. 
o The park will be owned and maintained by the current property owners. 
o This complex will be developed as a site condominium. 
o The Road Commission for Oakland County will acquire the necessary property for the continuation 

of Dutton Road from the Jacob Properties; by condemnation if necessary.    
o Approximately 860,000 cubic feet will be necessary for this site. 
o The fill for this site will be coming from off site sources, currently there are negotiations with an 

adjacent property owner to the east of this site.  All options will be explored.   
o Sand, gravel, and clay are welcomed sources of fill. 
 

Discussion ensued regarding trucks entering and exiting this site.  Mr. Kresnak was concerned how the 
trucks would handle the turning radius on M-24.  Mr. Butler stated there are turn-arounds specifically for 
truck use on M-24, and he didn’t feel it was the responsibility of his client to construct more of these turn-
arounds.  Ms. Harvey-Edwards noted there is currently left hand turns allowed at the intersection of M-24 
and Brown Road and they may continue once the Dutton Road extension is completed. 
 
Ms. Harvey-Edwards questioned the amount discrepancy between the letter of credit and the amount Mr. 
Cohen stated was necessary.  Mr. Cohen noted a revision was made after the initial report of the number 
of protected trees.  It will be necessary for the petitioner to provide an additional letter of credit.   
 
Mr. Butler verified there will be eight buildable lots available to accommodate the number of trees that will 
be planted. 
 
Responding to Mr. Craig Capen, Mr. Landry stated yes, the Atlas Copco building was designed with the 
intent of expansion.   
 
Mr. Butler explained all of the trees would not be removed in the park area only to be replaced by smaller 
trees, as was the concern of Ms. Laura Ochs.   
 
Mr. Butler confirmed for Mr. Parent that the total number of trees that need to be replaced is 1,734; this 
includes the 839 from Phase I and 895 from Phase II.  There will be no need to remove any other trees 
once Phase II is completed, stated Mr. Butler. 
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Mr. Butler stated he would look into making the pond more natural, with native plants, as suggested by 
Ms. McKissack.  Mr. Cohen stated as the development proceeds, and native landscaping is proposed, 
this project will come back to the ERB.   
 
Mr. Cohen explained the Bald Mountain Road berm will be constructed prior to other construction on the 
site.  This will control the noise and dust from the residential area.  The berm should be completed within 
90 days of City Council approval. 
 
Mr. Cohen mentioned that Mr. Heiburn requested more spruce trees in front of his property.   
 
Mr. Parent suggested if all the trees are not planted then possibly a contribution to the tree fund could be 
made.   
 
Mr. Butler affirmed the berm would be irrigated, and he stated there would be no construction fencing, 
only the silt fencing. 
 
Since there were no further questions, Mr. Peters closed the ERB public hearing at 10:10 p.m. 
 
Moved by Ms. Harvey-Edwards to recommend to City Council approval of the revised tree removal 
permit for SP 02-12, Dutton Road Extension/Dutton Technology Park subject to the collection of a 
revised letter of credit or cash bond of $520,200.00 
Supported by Mr. Ostrowski. 
VOTE: Yes:  Harvey-Edwards, McKissack, Mitchell, Peters, Ostrowski, Strobe 
 No:   None 
           Motion Carried (6-0) 
 
Moved by Ms. Hurt-Mendyka to table SP 02-12, Dutton Road Extension & Dutton Technology Park 
Public Hearing to June 26, 2003 for determination on the well closure and the fill soil necessary. 
Supported by Mr. Ouellette. 
VOTE:  Yes:  All 
 No:   None 
           Motion Carried 
 
It was noted a joint meeting may not be necessary on June 26, 2003, since a motion was made by the 
ERB on the Dutton Technology Park.  However, if the withdrawn issue for Mass Grading/Soil Moving is 
presented, it would be necessary for the ERB to be present.   
 
Mr. Ouellette requested possibly taking a tour of the site.  Mr. McBroom stated it is private property that is 
gated, and he will check with the owner and notify the Commission.   
 
APPROVAL OF MINUTES  
Moved by Ms. Harvey-Edwards to approve the Environmental Review Board minutes of May 22, 
2003 as amended to make the correction on page 5, to nominate Mr. Ostrowski as CoChairman.   
Supported by Mr. Ostrowski. 
VOTE: Yes:  All    
  No:  None 
           Motion carried  
 
Moved by Mr. Ostrowski to approve the Environmental Review Board minutes of June 11, 2003 as 
submitted.  
Supported by Ms. Harvey-Edwards. 
VOTE: Yes:  All    
  No:  None 
           Motion carried  
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Moved by Mr. Schoonfield to approve the Planning Commission minutes of June 5, 2003 as 
submitted.  
Supported by Ms. Marien. 
VOTE: Yes:  All    
  No:  None 
           Motion carried  
 
Moved by Ms. Marien to approve the Planning Commission minutes of June 9, 2003 as submitted.  
Supported by Mr. Beidoun. 
VOTE: Yes:  All    
  No:  None 
           Motion carried  
 
COMMUNICATIONS 
Ms. Marien noted there was black paper flapping in the wind on top of the Best Buy store, and requested 
somebody look into it. 
 
NEXT MEETING: 
Planning Commission Meeting – Churchill Neighborhood 
June 23, 2003 at 7:30 p.m. 
American Legion Hall – 93 Churchill 
 
Joint Planning Commission and Environmental Review Board Meeting 
June 26, 2003 at 7:30 p.m. 
Public Safety Building Community Room (Police/Fire Building) 
 
ADJOURNMENT 
Moved by Mr. Schoonfield to adjourn the meeting. 
Supported by Ms. Hurt-Mendyka. 
VOTE: Yes:  All 
 No:    None 
           Motion carried  
 
The meeting was adjourned at 10:22 p.m. 
 
Kathleen Novak 
Records Retention Clerk 
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Excerpt 
The City of Auburn Hills 

 Regular City Council Meeting July 7, 2003 

 
CALL TO ORDER: Mayor Harvey-Edwards called the City Council Meeting to order at 7:30 p.m. with 

the Pledge of Allegiance. 
 
ROLL CALL: Present. Mayor Harvey-Edwards, Mayor Pro Tem Pillsbury, Council Members Kittle, 

Knight, Newkirk, Sendegas 
 Absent. Council Member McDonald 
 Also Present. City Manager Ross, Assistant City Manager Tanghe, Assessor Bennett, City 

Clerk Shannon, Community Development Department Director McBroom, 
Department of Public Works Director Culpepper, Fleet Manager Skinner, 
Police Deputy Chief Mynsberge, Recreation Director Marzolf, City Engineer 
Westmoreland, Brownfield Redevelopment Authority Chair Capen, Tax 
Increment Finance Authority Chair Bennett, City Attorney Beckerleg 
23 Guests 

 
LOCATION:  Civic Center, 1827 N. Squirrel Road, Auburn Hills MI 48326 
 
8.  NEW BUSINESS 
8a.  SP 02-12, Dutton Road Extension & Dutton Technology Park 
Mr. McBroom presented the requests from Brown Road Group, L.L.C. for site plan approval to construct 
roads, utilities, and a detention area on property zoned I-1, Light Industrial, and T&R, Technology and 
Research, and for approval of a tree removal permit, for property located south of Ellen Drive, between 
Bald Mountain Road and M-24. 
 
Mr. McBroom, noting that the large amount of fill dirt required for the site is an issue, explained that there 
is currently not an agreement to obtain fill from the property owner on the other side of Bald Mountain 
Road.  He noted that, should an agreement not be reached with that property owner, fill will only be 
allowed to enter the site from Lapeer Road. 
 
Mr. McBroom noted there is currently enough fill on-site to allow the Road Commission to complete the 
Dutton Road extension project. 
 
Mr. Jim Butler, Professional Engineering, clarified that eventually almost all the existing trees will be 
removed from the site to facilitate the efficient placement of fill to cap the landfill. 
 
Moved by Mr. Newkirk to accept the Planning Commission and Environmental Review Board’s 
recommendations and approve SP 02-12, Dutton Technology Park to allow the removal of trees 
and the construction of roads, utilities, and a detention area on property zoned I-1, Light Industrial 
district and T&R, Technology and Research district. The property is generally located south of 
Ellen Drive, between Bald Mountain Road and M-24. (Sidwell Nos. 14-02-200-001, 14-02-200-002, 
14-02-200-003, and 14-02-200-017). This is to include the discretionary findings of fact found in Mr. 
Cohen's letter dated June 13, 2003 and all applicable City consultants and agencies. 

In addition, the following conditions shall apply: 
1. If fill material can not be obtained from the adjacent Mullins site, gravel trucks delivering 

fill material to the site shall not be permitted to use Bald Mountain Road or Dutton 
Road to access the site. A permit shall be obtained from MDOT to utilize M-24 as a 
construction entrance. 

2. Demolition permits shall be obtained from the Community Development Department for 
the existing home and lodge on the site. This permit will address the closure of the 
wells and septic fields on the site. 
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3. The new detention basin shall be vegetated with native trees and grasses. The planting 
plan shall be submitted to the Environmental Review Board for review and approval 
prior to installation. 

Supported by Ms. Sendegas. 
 
Mr. Kittle cautioned about truck traffic in the subject area and the need to monitor the situation.  Mr. 
Pillsbury reiterated the need to monitor compliance with the stipulation that fill enter from Lapeer Road.  
Mr. McBroom indicated that Community Development and OHM engineers will be monitoring progress at 
the site. 
 
Mr. Knight emphasized the need to monitor the fill process very carefully. 
 
Mr. Butler assured Council that the developer’s intent is to complete the extension of Dutton Road from 
300’ east of Bald Mountain Road west to M-24 during the current construction season.  Mr. Ross noted 
that the Road Commission will be completing the extension of Dutton from 300’ east of Bald Mountain 
Road to the point at which the pavement currently ends in front of the Hawthorn Forest subdivision. 
 
VOTE: Yes: Harvey-Edwards, Kittle, Knight, Newkirk, Pillsbury, Sendegas 
 No: None 
RESOLUTION NO. 03.07.185 Motion carried (6-0) 
 
8b.  SP 03-08, Atlas Copco 
Mr. McBroom presented the request from Brown Road Group, L.L.C., on behalf of Atlas Copco, for site 
plan approval to allow the construction of a 58,700 sq. ft. research and development facility on property 
zoned T&R, Technology and Research, located at the southwest corner of Dutton Road and Bald 
Mountain Road. 
 
Mr. McBroom confirmed there will be no outside storage on the subject site. 
 
Mr. McBroom verified the facility will be built simultaneously with the two Dutton Road extension projects. 
 
Moved by Mr. Pillsbury to accept the Planning Commission’s recommendation and approve SP 
03-08, Atlas Copco to allow the construction of a 58,700 sq. ft. research and development facility 
on property zoned T&R, Technology and Research, generally located at the southwest corner of 
Dutton Road and Bald Mountain Road (Part of Sidwell No. 14-02-200-017). This is to include the 
discretionary findings of fact found in Mr. Cohen's letter dated June 13, 2003 and all applicable 
City consultants and agencies. 
Supported by Mr. Newkirk. 
VOTE: Yes: Harvey-Edwards, Kittle, Knight, Newkirk, Pillsbury, Sendegas 
 No: None 
RESOLUTION NO. 03.07.186 Motion carried (6-0) 
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ENVIRONMENTAL REVIEW BOARD 
CITY OF AUBURN HILLS 

 
August 28, 2003 

 
CALL TO ORDER: Chairman Peters called the meeting to order at 6:30 p.m. 
 
ROLL CALL:             Present:  Harvey-Edwards, McKissack, Mitchell, Ostrowski, Parent,       
     Peters, Strube 

                    Absent:    None              
                  Also Present:  City Planner Cohen 

              Guests:   14    
 
LOCATION:      City Council Chambers, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
PUBLIC HEARINGS: 
 
Dutton/Bald Mountain Parcel – Larry Mullins 
 
Attached is a report from Woodlands Consultant Brian Colter, ACRT Inc. dated June 12, 2003 related to 
the above mentioned project.  Mr. Colter has conducted an on-site inspection to confirm plan correctness 
and recommends approval of the submittal.   
 
The petitioner proposes to remove the equivalent of 241 protected trees.  Trees will be planted at a later 
date due to the nature of the project.  
 
The developer is required to provide a cash bond or irrevocable letter of credit (241 trees @ $300.00 = 
$72,300.00) as reassurance that the trees will be replaced per the City’s Woodlands Preservation 
Ordinance. 
 

After the public hearing, if you find your questions satisfactorily answered it would be appropriate 
to move to recommend to City Council approval of a tree removal permit for Dutton / Bald 
Mountain Parcel subject to the following conditions: 
 

1. Collection of a cash bond or irrevocable letter of credit of $72,300.00 prior to the removal of trees.  
2. The site shall be seeded for soil stabilization upon the completion of mass grading by spring 

2004. 
3. The applicant shall be aware and adhere to the requirements of Section 11. Tree Protection 

During Construction of the City’s Woodlands Protection Ordinance. 
4. The applicant shall notify the Community Development Department in writing 48 hours prior to the 

removal of trees from the site so that appropriate inspections can be arranged.  
5. The applicant shall obtain an official tree removal permit / weather card from the Community 

Development Department.  The permit shall be displayed in accordance with requirements of 
Section 12 of the City’s Woodlands Protection Ordinance. 

 
Mr. Cohen introduced Mr. Jim Butler, with Professional Engineering.  Mr. Butler explained this is a fifty 
acre parcel.  They plan on mass grading the site and 850,000 cubic yards of material will be transported 
to this site.  There are two detention ponds that are being developed in the south section of the site. 
 
Mr. Cohen explained there was a road project previously owned by Oakland County and part of that 
permit stated the county was suppose to mitigate a wetland on this property.   This site is gravel and what 
the road was created the road never took, it all drained off.  The Road Commission never recorded the 
easement and the DEQ never verified it was done.  The DEQ legally can not make them mitigate the 
wetlands since the property has changed owners. 
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Mr. Butler verified for Chairman Peters that they are mass grading all three parcels.  There is an 
agreement with his client and the Brown Road Group for purchase of this property.  Mr. Mullins will 
provide dirt to this site.  In the third phase the land will be restored. 
 
Mr. Butler confirmed for Chairman Peters that he has had phone conversations with the property owners 
south of the site to discuss this project.  They residents are actually 200 to 300 feet away and they are 
above these sites, noises rises it does not move laterally, the noise should not be an issue. 
 
Mr. Butler verified for Ms. Harvey-Edwards that the elevation will be 20 to 25 feet after completion.  He 
also explained after the Geo tests and soil boring were completed there was no refuge on the site.  If they 
find refuge during the mass grading the will handle appropriately.   
 
Mr. Butler stated they are scheduled to complete the dirt removal in six (6) months. Mr. Mullins will be 
moving all the dirt. 
 
Mr. Butler confirmed for Mr. Ostrowski that the Mullins property is zoned R-1A and there are no plans to 
develop the property at this time. 
 
Ms. McKissack stated she was very happy to see that many of the trees were being saved. 
 
There being no comments from the audience the public hearing was closed at 8:25 p.m. 
 
Mr. Parent moved to recommend to City Council approval of a tree removal permit for Dutton/Bald 
Mountain Parcel subject to the following conditions: 
 
1. Collection of a cash bond or irrevocable letter of credit of $72,300.00 prior to the removal 

of trees.  
2. The site shall be seeded for soil stabilization upon the completion of mass grading by 

spring 2004. 
3. The applicant shall be aware and adhere to the requirements of Section 11. Tree Protection 
 during Construction of the City’s Woodlands Protection Ordinance. 
4. The applicant shall notify the Community Development Department in writing 48 hours 

prior to the removal of trees from the site so that appropriate inspections can be arranged.  
5. The applicant shall obtain an official tree removal permit / weather card from the 

Community Development Department.  The permit shall be displayed in accordance with 
requirements of Section 12 of the City’s Woodlands Protection Ordinance. 

 
Supported by Ms. Harvey-Edwards 
Vote: Yes.    Harvey-Edwards, McKissack, Mitchell, Ostrowski, Parent, Peters, Strube 
  No.     None.  
          Motion carried (7-0) 
 



 
CITY OF AUBURN HILLS 

PLANNING COMMISSION MEETING 
 

           August 27, 2003 
 
CALL TO ORDER:  Chairperson Beckett called the meeting to order at 7:30 p.m. 
 
ROLL CALL: Present.  Beckett, Beidoun, Hurt-Mendyka, Kresnak, Marien, McKissack,  
     Ouellette 
  Absent.   Newkirk 

  Also Present.    City Planner Cohen, TIFA Chair Bennett  
  Guests   8 
 
LOCATION:  1827 N. Squirrel Road, Auburn Hills MI 48326 
 
PERSON WISHING TO BE HEARD 
 
Mr. Beckett stated recommendations from this meeting will be presented to the City Council at their 
September 8, 2003 meeting in these same chambers. 
 
PETITIONERS 
Mass Grading/Soil Moving – Dutton/Bald Mountain Parcel – Public Hearing 
(Sidwell Nos. 14-01-100-002, 14-01-100-022 and 14-01-100-024) 
Larry Mullins has petitioned for a recommendation from the Planning Commission to the City Council for 
approval to export approximately 860,000 cubic yards of material from said site to the adjacent Dutton 
Technology Park.  Approval is sought pursuant to Section 1819 of the City of Auburn Hills Zoning 
Ordinance and City Ordinance No. 260.  The property is generally located south of Dutton Road, east of 
Bald Mountain Road and is zoned R-1A, One-Family Residential district. 
 
Mr. Beckett opened the public hearing at 7:33 p.m. 
 
Ms. Marien read the following letters received from residents as follows: 
 

Concerns for soil moving operation at Bald Mountain Road and Dutton Roads, adjacent to my 
property at 4260 Bald Mountain Road. 
 
Safety concern of removal of septic system from home on property. 
Can we be notified when work will start near horse area so we will be able to move horse 
indoors? 
Allowable hours of operation are excessive. 
Notify workers that electric fence may be on. 
Will Dutton Road traffic be visible from our property when grading is completed? 
Can large oak trees on south side of property near our home be saved? 
 
Thank you, David Heilbrun, August 27, 2003 
 
And   
 
August 23, 2003 
 
Dear Chairman Beckett: 
 
I am the property owner at 4405 North Squirrel Road in Auburn Hills.  My nine acres border a 
significant part of the southeastern edges of the Dutton/Bald Mountain parcel. 
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I was planning to attend the public hearing, originally scheduled for August 21st, for Mr. Mullins’ 
application for massive grading and soil moving.  However, I will be out of town on August 27th 
and unable to participate in the hearing for this project, which has huge implications for my 
family’s quality of life over the next six months as well as the value of my property. 
 
Therefore, I request that my concerns be considered by the Planning Commission and read into 
the record for the August 27th public hearing on this permit application. 
 
Here are my concerns: 
 
o PROTECTING TREES:  I ask that significant steps be taken to guarantee that trees not 

scheduled for removal are protected.  I understand the marking system and appreciate the 
concern the Commission and City have shown for protecting trees.  However, my property is 
surrounded by numerous examples of hundreds of trees that were erroneously removed by 
contractors.  Once mature trees are down, the permanent damage lasts for decades. 

 
o SECURITY OF HORSES AND PRIVATE FENCES:  I ask that the pre-construction 

agreement include clear understanding by all on-site employees that two horses live just a few 
yards from where heavy scrapers and bulldozers will be operating.  The safety of the horses 
depends on awareness of their presence.  Heavy equipment must be kept a significant 
distance from my fence line. 

 
o NOISE:  The noise of such a massive grading and earth moving project – in an area that 

is zoned R-1A residential – is a terrible burden for the residents whose homes are nearby.  Six 
months of 7 a.m. – 7 p.m. heavy equipment noise is a heavy load imposed on the 
neighborhood. Other than hours of operation, what is the Planning Commission doing to 
protect the quality of life of Auburn Hills residents who will be negatively impacted by approval 
of this permit? 

 
Thank you for consideration of my concerns. 
 
Sincerely yours, Anne Doyle, Property Owner and Auburn Hills Resident, 4405 N. Squirrel Road, 
Auburn Hills, MI 48326 

 
Mr. Cohen reviewed his letter dated June 13, 2003 with the following recommendations: 
 

The Community Development Department is recommending Conditional Approval of the request 
and offers the following discretionary findings of fact: 
 
1. Applicable items listed under Section 1819.  Excavation and Filling of Land in the City of 

Auburn Hills Zoning Ordinance are addressed on the applicant’s mass grading plan dated 
June 12, 2003. 

 
2. Applicable items listed under Sections 5,6,7,8, and 10 of City of Auburn Hills Soil Excavation 

and Landfill Ordinance No. 260 are addressed on the applicant’s mass grading plan dated 
June 12, 2003. 

 
ADDITIONAL ITEMS: 
 
1. Pursuant to Section 1819, Item 4 of the City’s Zoning Ordinance, the applicant shall provide 

bonds and insurance as outlined by the City’s Engineering Consultant review prior to the start 
of activities on the site. 

 
2. It is recommended that a Development Agreement between Larry Mullins and the City of 

Auburn Hills be executed prior to start of activities on the site. 
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Mr. Jim Butler, Professional Engineering Associates, presented an aerial view of the property that was to 
be graded.  Mr. Butler stated there are approximately 612 protected trees on the site and 227 of those 
trees would be removed.  There will be 241 replacement trees planted.  Mr. Butler explained there will be 
no loading of material, it will be scraped and picked up, then delivered to the Dutton Technology Park and 
the scraper would return and continue this procedure.  Mr. Butler pointed out where two detention basins 
would be constructed.  Mr. Butler stated Ms. Doyle’s property line is approximately 600 feet from the 
property line where the actual detention basin construction would take place.  Very few trees would be 
removed from the thick stand of trees that adjoin Ms. Doyle’s property and elevation difference is quite a 
buffer.  Mr. Butler stated the other detention basin will be constructed near Mr. Heilbrun’s property line 
with discharge out to Bald Mountain Road.  Where the scraping will be taking place and with the new 
detention basin, there will be a 20 foot natural berm.  In the final grade condition there will be a 66 foot 
grade difference between Mr. Heilbrun and Dutton Road.  Mr. Butler explained construction will be 112 
feet or so from the property line and the four Pin Oak trees that were requested to remain, will not be 
removed.   
 
Mr. Butler assured both residents and Planning Commissioners that residents would be contacted prior to 
any work being done. 
 
Mr. Butler stated the first step in this operation would be to construct the detention basins so the storm 
water would have someplace to drain once the soil moving starts.  Mr. Butler didn’t believe there would be 
much disturbance for Mr. Heilbrun’s horse.   
 
Regarding the septic field, Mr. Butler stated it would be abandoned to Oakland County specifications, as 
would a well if found on the property.   Responding to Ms. Marien, Mr. Butler stated the existing house 
would be removed from the site.    
 
Mr. Cohen explained the hours of operation where amended last year to allow work to be done from 7:00 
a.m. until 7:00 p.m., or sunrise to sunset, which ever is less, on Monday’s through Saturday’s.  And no 
construction activity shall be permitted on Sunday’s or legal holidays.  Mr. Cohen stated prior to amending 
the ordinance, hours of operation were much more liberal.  Ms. Hurt-Mendyka had some concern with the 
maintenance of machinery prior to the 7:00 a.m. start.  Mr. Cohen stated all expectations could be spelled 
out in the Development Agreement. 
 
Responding to Mr. Beckett, Mr. Butler explained if the weather cooperates the grading could be 
completed in as little as three months, however, the application is requesting six months, just in case.   
 
Mr. Ouellette questioned why the detention basins would be constructed prior to any land grading.  Mr. 
Butler stated the detention basins would be constructed to control storm water because of the change in 
terrain.  Mr. Ouellette asked if soil borings were taken, at what depths, and what was found.  Mr. Butler 
said soil borings were taken down to 60 feet and the content was only sand. 
 
Mr. Butler stated water would be used on a daily basis to control the dust, and mud tracked onto Bald 
Mountain Road would be removed daily as required. 
 
Mr. Ouellette wanted an assurance that soil would only be removed from this site to the Dutton 
Technology Park site.  Mr. Ouellette felt there should be a penalty stipulated if any soil is otherwise 
removed.  Mr. Cohen stated it would be a violation of the permit and the Development Agreement, and 
would become a code enforcement issue.  Mr. Cohen said there is an ordinance provision that refers to a 
$5,000 fine and 90 days in jail.  Mr. Ouellette didn’t feel that was an adequate consequence.   
 
Piggy backing off of Mr. Ouellette’s comments, Mr. McKissack asked if the soil could be removed from the 
Dutton Technology Park site.  Mr. Butler stated the soil was desperately needed at that site, that it 
wouldn’t be removed.   
 
Pointing out on the aerial view, Mr. Butler demonstrated for Mr. Kresnak that the scraping would take 
place on the entire site, with the exception of the detention basins.   
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Mr. Kresnak questioned the number of soil boring samples that were taken and asked what measures 
would be taken if debris is found on the site during the soil removal process.  Mr. Butler stated there were 
65 samples taken as depths from 15 feet to 65 feet. Mr. Butler stated there was no detection or evidence 
of anything other than sand.   Mr. Butler assured Mr. Kresnak appropriate measures would be taken if any 
debris is found on the property.  Mr. Butler stated no protocol had been established in the event debris is 
found on this site.   
 
Ms. Ann Heilbrun suggested that 7:00 a.m. is too early to start work, particularly on the weekend and 
suggested the possibility of even an 8:00 start.  Ms. Heilbrun asked for clarification on the berm Mr. Butler 
was referring to and questioned the mitigated wetland on the site.  She also had great concern for her 
horse.   
 
Mr. Butler explained the berm he was referring to is not an actual berm; however the elevation change is 
approximately six to eight feet.  According to MDEQ, there was a mitigation plan done in 1987 by the road 
commission.  Mr. Butler stated there was evidence of a mitigated wetland, however, it has been 
discussed with MDEQ and, if required, it will be constructed in an appropriate location.  The appropriate 
place may be at the southern detention basin.   
 
Mr. Butler agreed to change the Saturday morning start time to 8:00 a.m. 
 
Mr. Butler assured Ms. Laura Ochs, that water would be used to control dust on the parcel where the dirt 
was being removed as well as the parcel receiving the dirt. 
 
Since there were no further questions, Mr. Beckett closed the public hearing at 8:10 p.m. 
 
Moved by Ms. Hurt-Mendyka to recommend to City Council approval of a mass grading/soil 
moving permit for the Dutton/Bald Mountain Parcel which would allow the export of approximately 
860,000 cubic yards of material from said site to the adjacent Dutton Technology Park.  Approval 
is sought pursuant to Section 1819 of the City of Auburn Hills Zoning Ordinance and City 
Ordinance No. 260.  The property is generally located south of Dutton Road, east of Bald Mountain 
Road and is zoned R-1A, One-Family Residential district (Sidwell Nos. 14-01-100-002, 14-01-100-
022 and 14-01-100-024). 
 
The approval shall also be subject to the final determination of the Michigan Department of 
Environmental Quality (MDEQ) regarding whether or not a wetland will be mitigated on said site.  
The final grading limits shall be delineated after the MDEQ reports its findings to the Community 
Development Department.  The approval shall also include that construction shall not start until 
8:00 a.m. on Saturday mornings. 
Supported by Mr. Beidoun. 
VOTE: Yes:  Beckett, Beidoun, Hurt-Mendyka, Kresnak, Marien, McKissack, Ouellette 
 No:   None 

           Motion Carried (6-0) 
 

APPROVAL OF MINUTES  
Moved by Ms. Hurt-Mendyka to table approval the minutes of August 21, 2003 minutes until the 
September 18

th
 meeting.  

Supported by Ms. Marien. 
VOTE: Yes:  All    
  No:  None 

           Motion carried  
 
COMMUNICATIONS – none. 
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OLD BUSINESS 
Parks and Recreation Plan – Status Report 
Mr. Cohen presented one of a hundred posters made by Kevin Lent that would be posted throughout the 
City advertising the Planning/Recreation Planning Commission meeting on September 4, 2003.  Mr. 
Cohen also stated the same poster would be used as the front page of the Auburn Hills Review that will, 
hopefully, be mailed to residents by this weekend.  Mr. Cohen explained the meeting will be held at the 
Community Center and will have information tables with Planning Commissioners and ERB 
representatives to answer any questions or take suggestions.  Treats, snacks and supervised games for 
children will also be provided.   
 
Ms. Hurt-Mendyka stated she attended the City Council meeting and announced the City was going to 
proceed with gating the Kmart parking lot.  Mr. Cohen said the City would attempt to recoup any costs 
from Kmart. 
 
Ms. Hurt-Mendyka also mentioned there were no residents present for the City initiated Churchill 
rezoning.  She explained to the City Council that the Planning Commission suggested to any resident that 
didn’t want the rezoning to attend the City Council meeting and voice their opposition.   
 
NEW BUSINESS – none. 
 
ANNOUNCEMENT OF NEXT MEETING - The next regularly scheduled meeting is September 4, 2003 at 
6:00 p.m. at the Community Center.  
 
ADJOURNMENT 
Moved by Ms. Marien to adjourn the meeting. 
Supported by Ms. Hurt-Mendyka. 
VOTE: Yes:  All 
 No:    None 

           Motion carried  
 
The meeting was adjourned at 8:20 p.m. 
 
Kathleen Novak 
Records Retention Clerk 
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Excerpt 
The City of Auburn Hills 

 Regular City Council Meeting September 8, 2003 
 
CALL TO ORDER: Mayor Harvey-Edwards called the Regular City Council Meeting to order at  
 7:00 p.m. with the Pledge of Allegiance. 
 
ROLL CALL: Present. Mayor Harvey-Edwards, Mayor Pro Tem Pillsbury, Council Members Knight, 

McDonald, Newkirk, Sendegas 
 Absent. Council Member Kittle 
 Also Present. City Manager Ross, Assistant City Manager Tanghe, Assessor Bennett, City 

Clerk Shannon, Community Development Department Director McBroom, 
Department of Public Works Director Culpepper, Golf Professional Marmion, 
Police Chief Olko, City Engineers Hiltz and Westmoreland, Brownfield 
Redevelopment Authority Chair Capen, Fieldstone Golf Clubhouse Building 
Committee Members Pavlinac, Shay, and Gutowski, Tax Increment Finance 
Authority Chair Bennett, City Attorney Beckerleg 
36 Guests 

 
LOCATION:  City Council Chambers, 1827 N. Squirrel Road, Auburn Hills MI 48326 
 
9b. Mass Grading and Soil Moving Permit for Dutton/Bald Mountain Parcel  
Mr. McBroom presented the request, pursuant to Section 1819 of the City of Auburn Hills Zoning Ordinance 
and City Ordinance No. 260, for a Mass Grading/Soil Moving Permit to allow the export of approximately 
860,000 cubic yards of material from the Dutton/Bald Mountain parcel to the adjacent Dutton Technology 
Park, located south of Dutton Road, east of Bald Mountain Road and zoned R-1A, One-Family Residential. 
 
Mr. McBroom and Mr. Jim Butler, engineer, indicated the amount of fill being dumped will be monitored in 
order to ascertain the final volume moved. 
 
Mr. McBroom noted the Dutton/Bald Mountain Parcel will retain some contour but will be left in a condition 
that can be easily developed. 
 
Mr. Butler presented a chart contrasting the current elevation to the resulting contour, noting the difference 
is about 22’-24’. 
 
Mr. Butler requested a possible increase of four hours to the approved hours of operation in order to 
expedite the completion of the project by three or four weeks.  The project would then operate from 5:00 
a.m. until 9:00 p.m. with the area possibly lighted after Daylight Savings Time ends.  Ms. Harvey-Edwards 
suggested Council consider the permit request as submitted and revisit the hours of operation after Mr. 
Butler gains approval from the neighbors. 
 
Moved by Mr. Knight to accept the recommendations of the Planning Commission and 
Environmental Review Board and approve the mass grading/soil moving permit for the Dutton/Bald 
Mountain Parcel which would allow the export of approximately 860,000 cubic yards of material 
from said site to the adjacent Dutton Technology Park. Approval is sought pursuant to Section 1819 
of the City of Auburn Hills Zoning Ordinance and City Ordinance No. 260. The property is generally 
located south of Dutton Road, east of Bald Mountain Road and is zoned R-1A, One-Family 
Residential district (Sidwell Nos. 14-01-100-002, 14-01-100-022 and 14-01-100-024). 
 
The approval shall also be subject to the final determination of the Michigan Department of 
Environmental Quality (MDEQ) regarding whether or not a wetland will be mitigated on said site. 
The final grading limits shall be delineated after the MDEQ reports its findings to the Community 
Development Department. The approval shall also include that construction shall not start until 8:00 
a.m. on Saturday mornings. 
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Supported by Mr. Newkirk. 
VOTE: Yes: Harvey-Edwards, Knight, McDonald, Newkirk, Pillsbury, Sendegas 
 No: None 
RESOLUTION NO. 03.09.240  Motion carried (6-0) 
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EXCERPT 
 
Planning Commission Minutes – November 17, 2005 
 
Dutton Place (revision to PUD 03-04, Dutton Corporate Centre)- Public Hearing 
(Sidwell No. 14-02-200-023;024) 
Ms. Hurt-Mendyka presented the request for recommendation to City Council for revised “PUD – Step 
One” approval as referenced in Section 1830, Item 6 of the City of Auburn Hills Zoning Ordinance.  The 
property is zoned I-1, Light Industrial District and T&R, Technology and Research District.   The property 
is generally located south of the Auburn Hills/Orion Township border, between M-24 and Bald Mountain 
Road. 
 
Mr. John Urbahns of Dutton Corporate 
Centre provided a status report regarding the 
progress of Dutton Corporate Centre and 
Dutton Road Extension.   

David Nelson of Nelson Properties Inc. 
presented an extensive overview of the Dutton 
Place project.  Dutton Place is comprised of 
two primary components:  The Shops at Dutton 
Place (311,927 sq. ft. of retail, entertainment 
venues, restaurants, and office space) and The 
Lofts at Dutton Place (168 residential loft units).  

Mr. Cohen noted: 
• Applicant is requesting Step One (1) concept plan approval to allow the Dutton Place project. 
• Several deviations to the zoning ordinance are required for this project. 
• Advise the Planning Commission to focus on policy issues (e.g. density, residential component, and 

green space requirements).  Detailed technical issues (e.g. traffic, utilities) can be addressed at the 
Step Two (2) site plan review.   

 
The Planning Commission discussion yielded the following: 
• Some Commissioners expressed concern regarding the density of the project.  A particular concern 

was the height of the residential buildings (5 stories). 
• Increased traffic will be an issue that must be addressed at Step Two review.  The Michigan 

Department of Transportation (MDOT) has not reviewed the applicant’s plan for traffic flow on M-24.  
The applicant will need to submit plans to MDOT showing how traffic will be handled.  Improvements 
will be required to M-24 and Dutton Road to accommodate the project. 

• The Dutton Corporate Centre is located in both Auburn Hills and Orion Township.  The developer 
built the Dutton Road Extension and is in the process of cleaning up the old Fons landfill. 

• There is a plan for storm water detention and underground utilities, but the project does not appear 
to have adequate sanitary sewer capacity.  The applicant may need to install a pump station to 
accommodate sewer flow to M-24. 

• Approximately half the site can not accommodate structures/buildings since the soil is unstable. 
• Trash from the development will be totally enclosed.  The trash enclosures will have roofs on them. 
• All interior streets in Dutton Place will be two (2) way roads. 
• The site will be improved with the methane collection system.  Oakland County has provided 

financial assistance in installing the new system.   
• The landfill and methane issues will be disclosed to all residents of Dutton Place. 
• A large vacuum will take the methane to a collection building in Orion Township. 
• Atlas Copco has methane detectors in their building. 
• Retail stores would not qualify for tax abatements. 
• No lease agreements will be signed until the applicant receives approval from the City Council. 
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• The separate PUD application was submitted to Orion Township on November 14, 2005 for 

development on the north side of the Dutton Road extension. 
• A bus/trolley system could be an option regarding traffic concerns within the site and for events at 

the Palace of Auburn Hills. 
• A detailed sign program will be reviewed at Step Two - site plan. 
• The opening in the landscape berm on Bald Mountain Road needs to be closed off to prohibit 

construction traffic and dumping on the site.   
 
Ms. Hurt-Mendyka opened the public hearing at 9:47 p.m.  
 
Mr. David Hielbrun of Bald Mountain Road is concerned about the density, lighting, traffic delivery, 
noise and the size of the project.  He is not in favor of this project. 
 
Mr. Nelson explained the closest point to Bald Mountain from the site is 1,600 feet.  He is willing to 
address parking and lights.   
 
Ms. Laura Ochs of Bald Mountain Road is very impressed with the project.  Her concerns were the 
height of the residential buildings, traffic, and light pollution.  She explained it was her understanding that 
this development would have day time businesses (light industrial) not evening businesses.  She thanked 
James Butler, Professional Engineering Associates and the Rockford Construction for addressing her 
concerns in the past. 
 
Mr. Jared Roth, the Developer for Auburn Business Park, which is directly south of this project, is in 
support of this project and feels it will benefit the City. 
                  
Public Hearing was closed at 10:17 p.m. 
 
Mr. Ouellette moved to recommend to City Council approval of the revised PUD “Step One” 
Concept Plan for the Dutton Corporate Centre as submitted.  The property is generally located 
south of the Auburn Hills/Orion Township border, between M-24 and Bald Mountain Road. 
Supported by Mr. Pierce. 
VOTE:   Yes:   Doyle, Hitchcock, Hurt-Mendyka, Luenberger, Ouellette, Pierce 
               No:   Beidoun, Verbeke 
          Motion Carried (6-2) 
 
 



Excerpt 
The City of Auburn Hills 

 Regular City Council Meeting December 5, 2005 
 
CALL TO ORDER: by Mayor Edwards at 7:00 p.m. with the Pledge of Allegiance. 
 
LOCATION:    City Council Chambers, 1827 N. Squirrel Road, Auburn Hills MI 48326 

ROLL CALL:  Present. Mayor Edwards, Mayor Pro Tem Pillsbury, Council Members Hammond,  
  Kittle, Knight, McDonald (arrived at 7:04 p.m.), Newkirk 
      Absent. None 
                      Also Present. City Manager Randall, Assistant City Manager Tanghe, City Clerk Shannon, 

Community Development Department Director McBroom, DPW Director 
Culpepper, Golf Professional Marmion, Police Chief Olko, Finance Director 
Barnes, Recreation Director Marzolf, Senior Director Adcock, Information 
Technologies Director Leix, Tax Increment Finance Authority Chair Bennett, 
City Attorney Beckerleg, City Engineer Westmoreland 
24 Guests  

 
9c.  Motion – Approval of Revised PUD Step 1 -  Dutton Corporate Centre 
Mr. Randall and Mr. Cohen’s December 1, 2005 memo is excerpted below: 

The PUD process involves a two (2) step public review:  Step 1) the concept plan, which gives the 
applicant the opportunity to present a proposal to the City Council for preliminary feasibility.  If the 
proposal is found to be acceptable by the City, then the applicant proceeds to Step 2) the development of 
a site plan and attainment of outside agency approvals. 

History 

 On June 21, 2004, the Brown Road Group, LLC received PUD Step One – Concept Plan approval 
from the City Council for a “master plan” for the Dutton Corporate Center which included a 
commercial district on the “western section” of the site. 

 On October 3, 2005, the Dutton Corporate Center (a.k.a., Brown Road Group, LLC) authorized David 
Nelson representing Dutton Place Investment Company, LLC to submit a revision to the PUD Step 
One – Concept Plan for a “lifestyle center” to replace the retail concept originally proposed in 2004.   

 No changes are proposed by the applicant to the original proposal and conditions of approval for the 
“eastern portion” of the Dutton Corporate Centre as approved in 2004. 

Details of the Proposed Development 
Dutton Place is proposed to be comprised of two primary components:  The Shops at Dutton Place 
(311,927 sq. ft. of retail, entertainment venues, restaurants, and office space) and The Lofts at Dutton 
Place (168 residential loft units).  

The project is proposed in a new type of retail format called a “lifestyle center.”  Lifestyle centers are an 
innovative reinvention of the conventional shopping mall.  They are designed to encourage long visits, 
rather than short shopping trips, by creating a pedestrian friendly atmosphere with mixed use.   

 The underlying zoning for the property is I-1, Light Industrial district 

 The original concept plan as part of PUD 03-04 anticipated a conventional strip commercial 
development with buildings situated on the landfill. 

 
 
 
 
 

 
 
 
 
 
 
 

 

Original Concept – Land Uses 

 All Principal Permitted Uses in the T&R District - 
Section 1200 

 All Principal Permitted Uses in the B-2 District - 
Section 900.  Freestanding retail stores (e.g., Best 
Buy, Staples, etc.) shall not exceed 50,000 sq. ft. in 
size. 

 Only the following Special Land Uses in the B-2 
District - Section 902 (Health clubs, Hotels/hotels, 
Day care facilities, Freestanding full service 
restaurants with the option of outdoor seating, and 
pharmacy with drive-thru facility)  

 Drive-thru facilities for restaurants and retail uses 
may be permitted at the sole discretion of City 
Council, after recommendation from the Planning 
Commission. 

Revised Concept – Land Uses 

 All Principal Permitted Uses in the B-2 
District - Section 900.  (e.g., office, bank, 
restaurant, retail, and entertainment uses) 

 Underground parking 

 Movie Theatre 

 Bowling Alley 

 Fitness Club 

 Outside Seating 

 Residential units  



Deviations from I-1, Light Industrial District for Dutton Place (underlying zoning district) 
 
Key Issues 

1. Overall Density 

 The design of this proposal has been dictated by the limits of the landfill.  The Nelson 
Companies 1st concept, which was presented informally to the Planning Commission on June 
2, 2005, showed the lifestyle center on top of the landfill.  The cost associated with dealing 
with the landfill has caused the applicant to literally take his 1st concept and consolidate it 
onto the remaining land outside the landfill. 

Staff and the Planning Commission have concluded that the density proposed in Dutton 
Place is reasonable based on the unique nature of the property.  The cost of the land 
(associated with the clean-up of the site and construction of the Dutton Road extension) 
along with constraints associated with the landfill justify the density proposed in the project.  
Further, the quality of the development with its unique architectural design and amenities help 
mitigate the density of the project. 

2. Residential 

 The applicant proposes 168 residential units in 3 buildings.  The 3 buildings will be 5 stories 
in height (retail on the 1st floor and covered parking).   

 The residential buildings provide a back drop to the entertainment portion of the lifestyle 
center which provides a sense of scale to the project. 

 The applicant has provided a study that shows a market for these types of units. 

 Staff and the Planning Commission have concluded that the residential component is 
important for the success of the project.  It adds density to the project (helps mitigate land 
costs) and extends its hours of operation (unlike the defined hours of a shopping mall).  In 
many ways, this project is attempting to recreate an urban environment within the shopping 
center.  Based on our experiences in urban areas such as Grand Rapids, Kalamazoo, and 
Ann Arbor; we have found that it is important to have people living in an urban center in order 
to create a sense of life and synergy.  If a residential component is not included, the project 
will be no different than a typical suburban mall. 

3. Traffic 

 The road geometry and traffic flow for M-24 proposed by the applicant has not been 
approved by the Michigan Department of Transportation (MDOT).  The review will occur after 
a decision is made on the concept plan.   

 Staff’s initial review shows traffic impacts caused by the project can be mitigated by the 
applicant.  Traffic flow and interaction between this project and events at the Palace of 
Auburn Hills will need to be studied further.  It should be noted that the impact of Dutton 
Place on the current road design and traffic flow will not be acceptable and will require 
significant alterations at the time of PUD Step Two - Site Plan review.   

4. Sanitary Sewer 

 Issue Required Provided 

1 Land Uses I-1 B-2 with restrictions and residential units 
(modification of PUD 03-04, Dutton Corporate Centre which 
allowed commercial uses) 

2 Greenbelt width along M-24 15’ 4’ 7” (closest point) 

3 Parking structure setback 40’ front 
yard 
20’ side 
yard 

2’7 (closest point) 
0’ (closest point) 

4 Trash enclosure setback from 
property line along M-24 

15’  4’ 7” (closest point) 

5 Frontage trees along M-24 on-site Proposed in MDOT R.O.W. 

6 Site identification sign height 40’ 50’ 

7 Sign sizes (potential deviation) I-1 Sign program to be presented at Step 2  

8 Building height 40’ 42’ 8” - R3-6  / 99’ 2” – RR1  / 104’ 10” – RR2 
104’ 10” – RR3  / 47’ – O1 

9 Parking 2,062 
spaces 

1,976 spaces 



 Staff’s initial review shows the project will not have adequate sanitary sewer capacity to 
accommodate the development unless a pump station is installed by the applicant near M-24.   

 The applicant will also need to relocate the sanitary sewer to the west side of the residential 
buildings, instead of running one line west of the residential buildings and a second line east 
of the residential buildings within the limits of the garbage. 

5. Landscaping 

 Staff recommends that the required zoning standard of a 15’ greenbelt be provided along M-
24 to accommodate landscaping needed to screen the trash enclosures and service areas of 
the buildings.  This can be mitigated via a redesign of the building depths along Columbus 
Avenue.  This redesign can be addressed at the time of PUD Step Two – Site Plan review.   
This issue was not specifically addressed by the Planning Commission during the public 
hearing. 

o The project is currently designed with a narrow greenbelt (4’7”) along M-24.  The 
developer proposes to install extensive landscaping in the M-24 right-of-way.  Such 
planting will require MDOT approval.  Staff is concerned that MDOT has the right to 
remove landscaping in its R.O.W at anytime.    

 Little vegetation is proposed on the landfill.  Additional soil should be placed on the landfill to 
allow for that area to be vegetated. 

 
The Planning Commission recommended approval on November 17, 2005 by a 6-2 vote. 
 
City staff recommends approval with the following conditions: 

 Approval of traffic improvements, geometry, and flow by City staff, MDOT, and RCOC prior to Step 
Two – Site Plan review of Dutton Place by the Planning Commission and City Council.   

 Detailed study shall be provided to the Police Department in regard to traffic coordination between 
Dutton Place and events at the Palace of Auburn Hills. 

 Installation of a pump station to accommodate sanitary sewer demand for Dutton Place. 

 Redesign of Dutton Place to accommodate a larger greenbelt along M-24.  15’ greenbelt width 
recommended. 

 Provide plan for supplemental vegetation and amenities on the landfill portion in Dutton Place. 

 Closure of the gap in the berm with clean fill along Bald Mountain Road (old entrance to the Fons 
home) by December 12, 2005.  

 Design and install “Welcome to Auburn Hills” sign on M-24 as proposed in the previous PUD 
submittal.  

 
Mr. McBroom introduced the design team.  Mr. John Urbahn, partner in Dutton Corporate Center, noted: 

 The site was originally a Brownfield site. 

 The City asked the developer to complete Dutton Road, which has been done.  Dutton Road now 
ties into Lapeer Road. 

 Mr. David Nelson has joined the initial partnership in conceiving this development. 

 Mr. Mark Adams from the Oakland County Economic Development Corporation has been 
exceedingly helpful. 

 
Mr. Nelson presented the concept of a city-within-a-city, with the goal of bringing in industrial uses, based 
on 1930’s architectural design when industry shared space with business and residential uses. 
 
Mr. Adams noted the project has been a team approach and indicated the project will be sold to 
businesses throughout the United States and the world. 
 
The complexity of the 28-acre site was noted, particularly the constraint on the east side by the leachate 
line from the landfill.  Parking is to be situated on the old landfill site. 
 



Following a brief video presentation, Council weighed in with their concerns: 

Ms. Edwards  

 The location of the leachate line in conjunction with residential properties. 

 The original PUD called for a five-acre buffer between the leachate collection area and residential 
property. 

 The view from the 4th and 5th floors of the residential properties. 

 Whether or not the Michigan Department of Transportation (MDOT) will allow the developer to install 
curb cuts, a traffic signal and landscaping in the right-of-way. 

 Whether or not the development will require a lift station. 
 
Mr. Pillsbury  

 Opposed to residential use because it wasn’t included in the original PUD and it will increase traffic. 

 Doesn’t think the theater is a good placement. 

 Doesn’t like the city-within-a-city concept. 

 Retail may take business away from the Village Center. 

 Concerned with methane, as it is an uncontrolled gas. 
 
Ms. Hammond 

 No areas designed for children to play; will affect marketability of residential. 

 Mr. Nelson explained Dutton Place will be an urban setting which appeals to many people. 
 
Mr. McDonald 

 Asked where residential parking is to be located.  The answer was that residential parking will be 
completely separate from retail parking. 

 City already has one movie theater that has closed down and doesn’t want another empty parking lot. 

 Would like to see more results from the traffic study. 
 
Mr. Newkirk 

 Fumes from Ajax Asphalt.  Mr. Nelson commented Ajax is ½ mile away. 

 Concerned with a shuttle service. 

 Seeing housing to the east when driving north on Lapeer Road, approaching Brown Road. 

 Mr. Newkirk received answers to several questions: 
 *  No hotel on the Auburn Hills portion of the site; 250 hotel rooms on the Orion side. 
 *  The project will take 18 months to two years to complete. 
 
Mr. Knight 

 Wants assurance that the leachate has been handled and will be properly drained. 

 Methane is also a concern. 

 Not sure the residential will work because the cost is very high for homes in the Pontiac school district 
and connected with an industrial site. 

 Does not think the 168 lofts will support the retail; further does not think retail will be supported by the 
economy. 

 Would like to see that the project does not proceed until it gets clearance from the DNR. 

 Would like to see that the project has MDOT’s preliminary approval. 
 
Mr. Kittle 

 Very ambitious project. 

 Is also concerned with traffic. 

 Dutton Road in not completed, despite what was said. 

 The site is a former landfill. 

 Is not in favor of the project at this time because there are too many unanswered questions. 
 
Ms. Edwards asked Mr. Randall to look into how the Brownfield loan from the County (strictly for 
methane) will affect Brownfield sites in Auburn Hills. 
 
Mr. Urbahn noted Dutton Place has been working under an EPA approved plan since last summer.  He 
noted the developers have tackled a multitude of obstacles in this project and would like to have the 
benefit of the doubt from Council.  Mr. Urbahn further commented that he is aware that some new 



housing developments are not selling well, and pointed out Dutton Place is only creating 168 housing 
units which will not create significant additional traffic. 
 
Mr. Nelson requested that the developer be allowed to sit down with City staff to get a definitive list of 
things staff and Council would require of the proposed project. 
 
Moved by Mr. Pillsbury to table approval of the revised PUD Step One - Concept Plan for the 
Dutton Corporate Centre until such time as the petitioner requests that it come back before 
Council. 
Supported by Kittle. 
VOTE: Yes: Edwards, Hammond, Kittle, Knight, McDonald, Newkirk, Pillsbury 
 No: None 
RESOLUTION NO. 05.12.215 Motion carried (7-0) 
 
 
 
 
 
 
 
 
 
 

NOTE:  Project Died … Never went back to Council 



EXCERPT – PLANNING COMMISSION, December 7, 2006 
 
 
 

5a.   Approval of Revised PUD Step One – Concept Plan/Dutton Corporate Centre                     

Ms. Hurt-Mendyka and Mr. Cohen presented a request from Mr. Roger Rehkopf and Fred 
Gordon, representing Dutton Corporate Centre, for a revised PUD Step One to allow a 
modification to the original proposal approved by the City Council on June 21, 2004.  The 
requested modification is to allow the Homewood Suites Hotel proposed near M-24 at a height 
not to exceed 50 feet, in lieu of the previously approved 40 foot height restriction.  The concept 
plan has also been reviewed to show the majority of the commercial buildings proposed outside 
the refuse limits.  The site is generally located east of M-24, between Dutton Road and I-75. 

 
The Commission’s discussion yielded the following: 

• The grade difference from M-24 to bottom of the curve on the site is approximately twelve 
feet. 

• There will be different hotels constructed across Dutton Road on the Orion Township site. 

• The LEED Program guidelines will be applied to the hotel as much as possible.  

• A clock tower has been proposed along M24 which is approximately 40 feet in height, with 
Planning Commission and City Council having final approval. 

• The hotel will be four stories with 114 rooms. 

• The hotel has limited amenities since the intent is for extended stay. 

• The developer is not proposing to amend the land use plan. 

• A feasibility study was completed regarding the location of this hotel and it was found to be 
warranted. 

• The developer is planning on at least five to six restaurants within the PUD. 

• Drive-thru restaurants will need to be approved by City Council. 

• There will be no access from Bald Mountain Road into the Dutton Corporate Centre. 

• On the south side of the site a 12 acre park is being constructed with pedestrian access. 
 
The public hearing was opened at 7:33 p.m. 
 
David Heilbrun resident on Bald Mountain Road, asked for verification regarding placement of 
the hotel, traffic coming off of Bald Mountain Road into the site, and the retention pond.  Mr. 
Rehkopf explained the hotel will not be in the landfill area, including the parking lot.  The park will 
be constructed around the natural pond that is already there.  Mr. Rehkopf stated once the storm 
system is in place the generator which powers the leachate field will be removed, hopefully spring 
2007, then the road will not be accessible. 
 
The public hearing was closed at 7:47 p.m. 
 
Mr. Pierce stated the wording in the Development Agreement, on page 6, paragraph 6(b), 
referred to paragraph 8(b), and there is no such paragraph number.   It should read “pursuant to 
this paragraph 6(b) …….   The change will be made. 
 
Mr. Beidoun moved to recommend to City Council approval of the revised PUD Step One – 
Concept Plan for the Dutton Corporate Centre subject to staff and consultant conditions. 
Supported by Mr.  Hitchcock. 
VOTE:    Yes:   Beidoun, Doyle, Hammond, Hitchcock, Hurt-Mendyka, Ouellette, Pierce,  
  No:    None  
         Motion Carried (7-0) 
         
 



 

Excerpt 
The City of Auburn Hills 

 Regular City Council Meeting December 18, 2006 
 
CALL TO ORDER: by Mayor Edwards at 7:00 p.m. with the Pledge of Allegiance. 

LOCATION:    City Council Chambers, 1827 N. Squirrel Road, Auburn Hills MI 48326 

ROLL CALL:   Present.  Mayor Edwards, Mayor Pro Tem Pillsbury Council Members Hammond, Kittle, 
  Knight, McDonald, Newkirk 
      Absent. None 
                      Also Present. City Manager Culpepper, Assistant City Manager Tanghe, Assessor Bennett, 

Community Development Department Director McBroom, Department of Public 
Services Director Melchert, Deputy Clerk Tallman, Fleet Manager Skinner, 
Police Chief Olko, City Attorney Beckerleg, City Engineers Olsen and 
Westmoreland, TIFA Chair Bennett 
16 Guests 

 
9d. Motion - Approving Revised PUD Step One – Concept Plan / Dutton Corporate Centre 
The December 11, 2006 staff memo is excerpted below: 

The request for Revised PUD Step One – Concept Plan approval to allow a modification to the original 
proposal approved by the City Council on June 21, 2004 is to allow the Homewood Suites Hotel proposed 
near M-24 at a height not to exceed 50 ft., in lieu of the previously approved 40 ft. height restriction.  The 
concept plan has also been revised to show the majority of the commercial buildings proposed outside the 
refuse limits. 
 

The previously approved land use plan is not proposed to be amended.  Site plans would be submitted for 
each building in the development in accordance with the master plan and conditions listed in this report.   

Western Section: 
Commercial Development with 100 ft. Transition Zone 

 
Land Uses Permitted: 
The “commercial/business” zoning districts indicated for 
the 28.0 acre area located along the M-24 frontage will 
be developed in accordance with the following:  

 All Principal Permitted Uses in the T&R District 
- Section 1200 

 All Principal Permitted Uses in the B-2 District - 
Section 900 
o Freestanding retail stores (e.g., Best 

Buy, Staples, etc.) shall not exceed 
50,000 sq. ft. in size. 

 Only the following Special Land Uses in the B-
2 District - Section 902 
o Health clubs 
o Motels/hotels 
o Day care facilities 
o Freestanding full service restaurants with 

the option of outdoor seating 
o Pharmacy with drive-thru facility 

 Drive-thru facilities for restaurants and retail 
uses may be permitted at the sole discretion of 
City Council, after recommendation from the 
Planning Commission. 

** Proposed Change Shown in Red ** 
Required Conditions: 
In addition to the City’s standards listed under Article 18. General 
Provisions, the following additional conditions shall apply: 

 Building height shall not exceed 40 ft., except for the 
Homewood Suites Hotel which is proposed not to exceed 
50 ft.  in height. 

 Setbacks shall meet T&R District requirements (Section 
1202, Item 2) 

 Landscape greenbelts shall meet T&R District requirements 
(Section 1202, Item 3) 

 No outside storage shall be permitted 
 Cross access drives shall be required 
 A minimum of 25% of the net site area (exclusive of right-of-

way) shall be landscaped with “high quality” materials in 
accordance with the City of Auburn Hills Zoning Ordinance. 

 All exterior facades shall be constructed of brick, stone, and 
glass.  No more than 10% of the exterior facade may contain 
decorative masonry block. EIFS material shall only be utilized 
for minor architectural elements and trim, as permitted by the 
City Council. 

 If a retail center is proposed for this development, the 
architecture for the proposed building shall incorporate 
design elements unique to Auburn Hills into the facade (e.g., 
fieldstone silo similar to City’s DPW facility, etc.) 

 Pole lights shall be uniform in height and color throughout the 
development and shall not exceed 25 ft. to provide a 
consistent theme.  
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PROPERTY HISTORY 

 Early 1960’s.  The site was developed as the Silver Bell Ski Lodge. Fill material was accepted to 
increase the size of the proposed ski hill in the southwest portion of the site.  The fill material is believed 
to have included such waste as foundry sand, scrap metal, and 55-gallon drums.  The original 
developers went bankrupt in the late 1960’s and the property was subsequently purchased by Fons. 

 Late 1960’s thru 1979.  Fons operated a solid waste landfill on the western half of the site and accepted 
waste for over a decade.  Although the site was operated as a landfill, no clay liner was ever installed 
beneath the garbage, nor was the site ever properly capped when landfill operations ceased.  
Additionally, no systems were ever installed for the collection and treatment of leachate or methane gas 
produced by the decomposing garbage. 

 1979 thru 2000.  The site remained dormant, with the exception of the Fons residence, which was 
located in the east-central portion of the site. 

 2000.  The City adopted the Northeast Corner Neighborhood Master Plan which allowed the eastern 
portion of the site to be rezoned from R-1 to T&R in hopes of cleaning up the old landfill via 
redevelopment.  

 2000-2002.  Brown Road Group, LLC purchased the property from Fons and applied for brownfield 
redevelopment assistance. The City approved a brownfield workplan for the clean up of the property and 
preparation of the site for redevelopment in June 2001.  The plan was amended in October 2002.  As 
part of the approval of the plan, the City also approved a Tree Removal Permit to facilitate the grading 
work necessary to properly cap the landfill and install the leachate and methane collection systems. 
Work began in October 2002.  

 2003-2004.  Urbahns joined the project. Brown Road Group, LLC is renamed Dutton Corporate Centre, 
LLC.  Approximately 1.1 million cubic yards of material moved from adjacent property to the site for the 
purposes of land balancing and properly capping the landfill, which was exposed at that time.  The 
leachate collection system was installed and a plastic liner was placed on top of the refuse.  Atlas Copco 
was built and the 100 ft. wide greenbelt and vegetation was installed along Bald Mountain Road.  
Construction started on the Dutton Road extension, but was significantly delayed due to right-of-way 
acquisition problems near Bald Mountain Road and state funding delays for off-site improvements near 
the M-24/Dutton Road intersection.  Lastly, the Dutton Corporate Centre, LLC received PUD Step One – 
Concept Plan approval from the City Council for a “master plan” for the Dutton Corporate Centre, which 
included commercial development on the western portion of the site.    

 2005.  Construction continued on the Dutton Road extension. Dutton Corporate Centre, LLC authorized 
David Nelson representing Dutton Place Investment Company, LLC to submit a revision to the PUD Step 
One – Concept Plan for a “lifestyle center” to replace the commercial concept originally proposed in 
2004.  The proposal was withdrawn by Mr. Nelson due to lack of support from the City.   

 2006.  The Dutton Road extension opens.  The methane gas collection system was completed.  Dutton 
Corporate Centre, LLC prepares to move forward with a bank, strip mall, and hotel in the commercial 
district on the western portion of the site; revisions to the previously approved PUD are necessary.  

 

Eastern Section: 
Technology and Research Development 

 
Land Uses Permitted: 
The “Technology & Research” zoning 
district indicated for the 77.94 acres 
remaining within the proposed Dutton 
Corporate Centre, will be developed 
in accordance with the following: 

 All Principal Permitted Uses 
in the T&R District - Section 
1200 

 
 

 
Required Conditions: 
In addition to the City’s standards listed under Article 12, Technology and Research District and 
Article 18. General Provisions, the following additional conditions shall apply: 

 Building height shall not exceed 40 ft. 
 No outside storage shall be permitted. 
 A minimum of 25% of the net site area (exclusive of right-of-way) shall be landscaped 

with “high quality” materials in accordance with the City of Auburn Hills Zoning 
Ordinance. 

 All exterior facades shall meet the intent of the City’s Architectural Design Policy.  
 Pole lights shall not exceed 25 ft.  In general, lighting shall be designed to be sensitive 

to the adjacent residential area. 
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We are recommending Approval of the Revised PUD Step One – Concept Plan and offer the following 
discretionary findings of fact: 
1.      The requirements of Section 1830, Items 3A-D of Zoning Ordinance No. 372 can be met as follows: 
 A. The use of this option will not be for the sole purpose of avoiding any applicable Zoning Ordinance 

No. 372 requirements.  
 B. The PUD will not be utilized in situations where the same land use objectives can be accomplished 

by the application of conventional zoning provisions or standards. 
 C. The PUD Option will not materially add service and facility loads beyond those contemplated in the 

Master Land Use Plan. 
 D. The PUD will meet the following objectives of the City: 

1. The proposal will promote the goals and objectives of the Master Land Use Plan. 
 2. The proposal will be consistent with permanently established land use patterns and will be 

compatible with existing or planned uses.   
  3. The proposal will foster the aesthetic appearance of the City through quality building design, 

landscaping, and site development.  
2.      The concept plan contains sufficient basic information required by Section 1830, Item 6A of Zoning 

Ordinance No. 372 for a recommendation. 
3. In addition to the applicant’s proposal, the following conditions have been added in the Development 

Agreement: 
A. All buildings in the development shall have “four sided architecture.”  Trash compactors shall be 

used and integrated into the building design where possible.  There shall be a design element that 
links all the commercial businesses in the development to create a uniform look (e.g., fieldstone 
was used in the Auburn Mile).  

B. The applicant shall design, create, and install a “Welcome to Auburn Hills” sign which shall be 
oriented towards vehicles entering the City traveling eastbound on Dutton Road.  The sign shall 
require DPW and City Council approval prior to installation. 

C. The rear of the buildings along the “transition zone” shall be landscaped to provide a buffer 
between the commercial and technology/research businesses.  

D. Pole signs, exposed neon signs, and changeable copy signs shall be prohibited in the 
development. 

E. Lighting throughout the development shall be sensitive to the residents on Bald Mountain Road, 
which are at a higher elevation.  One hour after closing, only lights designated for security 
purposes at all the businesses in the development shall remain on to minimize “night glare” for 
those residents living on Bald Mountain Road.  If a business is to be open 24 hours, an alternative 
proposal shall be presented to the City Council. 

F. Businesses which abut Bald Mountain Road shall be prohibited from using exterior audible 
intercoms and outdoor alarm systems.   

G. Businesses shall also restrict dumpster pick up to the hours of 7:00 a.m. and 7:00 p.m.  
H. Additional landscape screening shall be provided on south end of the eastern portion of the 

development. 
I. The “park” shall be open to the general public. 

4. The applicant proposes to construct a clock tower along the M-24 frontage of the site, which shall not 
exceed 40 feet in height. The only signage permitted on the clock tower will be the name of the 
development.  The tower and signage design shall be at the sole discretion of the City Council, after 
recommendation from the Planning Commission. 

5. The commercial development sites, regardless of the ownership mechanism utilized, shall not exceed 
the number of sites permissible under the Land Division Act. 

 
Mr. McBroom commented: 

 The revision is for an increase in hotel height to 50’, which is 4-stories. 

 T&R districts have a 40’ height limit. 

 Step One approval locks in the hotel height limit. 

 Retail use will occupy less than 28 acres of the site as set forth in the conceptual plan. 
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 The current proposal is not from the same developer who proposed residential use and a movie 
theater. 

 The current proposal is in line with what was contemplated when the concept plan was originally 
presented in 2003. 

 
Mr. Jim Butler, Professional Engineering, introduced Mr. Roger Rehkopf, Rockford Construction, and 
commented: 

 The grade elevation differential is 22’, meaning the base of the hotel will be 22’ below Lapeer Road. 

 The plan has evolved to incorporate more interconnectivity among uses. 

 In terms of soil changes, some trash has been moved throughout the site as allowed by the plan. 

 Projected uses on the site include two restaurants, a bank, the hotel and a retail center. 

 The site is located on a very viable corridor along Lapeer Road which is attracting interest. 
 
Comments from Council included Mr. Knight’s concerns about the project’s marketability, Ms. Edwards’ 
disapproval of the Bank of Auburn Hills being built on the Orion portion of the site, and Mr. Kittle’s unease 
with additional hotels in an already declining hotel industry. 
 
Mr. Beckerleg confirmed Council has discretion to grant or deny Step Two in the PUD approval process. 
 
Moved by Mr. McDonald to approve the Revised PUD Step One – Concept Plan for the Dutton 
Corporate Centre subject to staff and consultant conditions. 
Supported by Mr. Kittle. 
VOTE: Yes: Edwards, Hammond, Kittle, Knight, McDonald, Newkirk, Pillsbury 
 No: None 
RESOLUTION NO. 06.12.217 Motion carried (7-0) 
 



 
 
 

Excerpt 
CITY OF AUBURN HILLS 

PLANNING COMMISSION MEETING 
 
 

          April 19, 2007 
 
 
CALL TO ORDER:  Chairperson Hurt-Mendyka called the meeting to order at 7:00 p.m. 
 
ROLL CALL:    Present.    Beidoun, Doyle, Hammond, Hitchcock (7:03 pm), Hurt-Mendyka, 

Ouellette, Patterson, Pierce, Verbeke (7:02 pm) 
 Absent.          None  
 Also Present.   City Planner Cohen  
 Guests.    9 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI 48326 
 
5d,e,f,g.   Recommendation for approval of PUD Step Two -  Site Plan / Dutton Corporate Centre: 

Retail Condominium, Fifth Third Bank, Retail Strip Center, and Homewood Suites Hotel 
Ms. Hurt-Mendyka and Mr. Cohen explained that James Butler, representative of Dutton Corporate Centre, 
LLC, has submitted site plans for three (3) projects within the commercial portion of the Dutton Corporate 
Centre PUD.  In addition, a site plan has also been submitted for the condominium which designates the 
limits of each unit in this portion of PUD. 
 
The Commission’s discussion yielded the following: 

 All buildings will have a 4-sided architecture. 

 The 7,763 square foot bank will be a two story building with drive thru service in the rear of the 
building.  The bank is both a branch and operational facility. 

 The 24,113 square foot retail center is a one-story building with a drive thru facility at the north end of 
the center. There are seven units tentatively proposed in the center.  There are no tenants signed at 
this time, but there is strong interest waiting on site plan approval. There will be significant landscape 
screening behind the retail center. 

 The 107 room Homewood Suites is a four story building.  It is a limited service hotel.  Additional trees 
will be planted at the east side of the building for screening. The grade for the hotel will be at lower 
level than Dutton Road. 

 Mr. Butler confirmed that the retail condominium will not exceed the number of lots allowed under the 
Land Division Act. 

 A clock tower will be constructed with a steel frame, 35 to 40 feet high, with a brick paver patio around 
the clock with benches.  Another option for the clock tower was discussed: a clock on the arch way 
between the two retail center buildings (Phase 1 and 2).  The Planning Commission preferred the 
freestanding clock tower as proposed. 

 A gateway feature will be constructed at the southeast corner M-24 and Dutton Road stating “Welcome 
to Auburn Hills.” 

 There are over 700 trees to be replaced on Dutton, Lapeer, Bald Mountain Road and through out the 
site.   

 There is enough fill on the site to grade the lower levels on the parcel.  No outside fill should be 
needed for this portion of the development. 

 The main road off of Dutton Road will be named “Corporate Center Parkway.”  The Planning 
Commission suggested that another name be considered due to the fact the Corporate Drive already 
exists in the City.   

 There will be walkways and bike paths through out the property connecting all the commercial 
buildings. 

 There is no restaurant with outside seating proposed on the site at this time. 

 Wildflower seeding will be used on the landfill area and it will need to be maintained.  An association 
will be responsible for maintaining the landscaping on the site. 

 There will be roads off of M-24 and Dutton Road for egress and ingress. 
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 Once the drainage is in place it will improve the entire site, which will be completed this year.  The 

storm sewer is connected to the basin. 

 The retention pond on the south of the site will be addressed first; once it is completed there will no 
access off Bald Mountain Road. 

 The LEED program was not addressed with this project due to the storm sewer and landfill issues. 

 Mr. Cohen stated that he planned to walk through the Bald Mountain tree buffer area with Mr. Rehkopf, 
Rockford Construction, to review the trees and any fill needed.  Ms. Hammond indicated that she 
would like to attend the meeting. 

 Only monument signs are proposed for the sites.  Fifth/Third Bank will have a monument sign on M-24;  
Retail Center – Phase 1 and Homewood Suites will have monuments signs on Corporate Center 
Parkway. 

 The lighting throughout the site is restricted in height and type because of the PUD process. 
 
Areas of concern for the Commissioners were: 

 Some of the commissioners where concerned about the necessity for the drive-thru at the bank and 
the retail center. 

 The landscape coverage on Bald Mountain Road; some dead trees and sparse planting. 

 The flow of traffic onto Dutton Road when turning left out of the site. 

 Some of the commissioners are concerned with the traffic on Dutton Road as a whole. 

 No traffic light proposed off the north end of site onto Dutton Road. 

 Do not want to see the construction crews using Bald Mountain Road as an access to Dutton Road. 

 All businesses need to adhere to trash pick up hours 

 Post signs advising all construction workers of working hours, like Auburn Grove project. 

 A water truck should be on site at all times to keep the dust down during construction.   

 Jim Butler confirmed that he plans to be involved in future phases of the project. 
 
Mr. Heilbrun of Bald Mountain Road was concerned about the dust and the traffic generated by the 
project.  He is concerned about the hours of the construction workers and trash haulers on the site.  It was 
verified there will be no bells on the clock tower and no outdoor sound system.   
 
It was confirmed for Mrs. Heilbrun on Bald Mountain Road there will no buildings on the landfill at this 
time, only parking lots.  She suggested some type of electrical shuttle bus be available through the site. 
 
Mr. Ouellette moved to recommend to City Council approval of the PUD Step Two – Site Plan for 
Dutton Retail Center South Condominium subject to staff and consultant conditions.  Also, the 
following conditions were added: 
1. Post the construction hours at all entrances to the site. 
2. Utilize appropriate directional/way-finding signs provided along Corporate Center Parkway. 
3. Remove all dead trees within two (2) weeks on the Bald Mountain Road, with the developer 

working with the City to add more trees. 
4. The temporary access road off of Bald Mountain Road will be removed within 120 days.  Advise 

contractors not to use Bald Mountain Road as an access to the site. 
5. Removed all debris from south end of the site. 
6. Keep a water truck on site at all times to address dust concerns.  
Supported by Mr. Pierce. 
VOTE:   Yes: Beidoun, Doyle, Hammond, Hitchcock, Hurt-Mendyka, Ouellette, Patterson, Pierce, 

Verbeke 
               No:     None 
          Motion Carried (9-0) 
 
Ms.  Verbeke moved to recommend to City Council approval of the PUD Step Two – Site Plan for 
Fifth Third Bank subject to staff and consultant conditions.   Also, the following conditions were 
added: 
1. Post the construction hours at all entrances to the site. 
2. Utilize appropriate directional/way-finding signs provided along Corporate Center Parkway. 
3. Remove all dead trees within two (2) weeks on the Bald Mountain Road, with the developer 

working with the City to add more trees. 
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4. The temporary access road off of Bald Mountain Road will be removed within 120 days.  Advise 

contractors not to use Bald Mountain Road as an access to the site. 
5. Removed all debris from south end of the site. 
6. Keep a water truck on site at all times to address dust concerns.  
Supported by Ms. Doyle. 
VOTE:   Yes: Beidoun, Doyle, Hammond, Hurt-Mendyka, Ouellette, Patterson, Pierce, Verbeke 
               No:     Hitchcock 
          Motion Carried (8-1) 
 
Ms. Doyle moved to recommend to City Council approval of the PUD Step Two – Site Plan for Retail 
Center - Phase I subject to staff and consultant conditions.   Also, the following conditions were 
added: 
1. Post the construction hours at all entrances to the site. 
2. Utilize appropriate directional/way-finding signs provided along Corporate Center Parkway. 
3. Remove all dead trees within two (2) weeks on the Bald Mountain Road, with the developer 

working with the City to add more trees. 
4. The temporary access road off of Bald Mountain Road will be removed within 120 days.  Advise 

contractors not to use Bald Mountain Road as an access to the site. 
5. Removed all debris from south end of the site. 
6. Keep a water truck on site at all times to address dust concerns.  
Supported by Ms. Verbeke. 
VOTE:   Yes: Beidoun, Doyle, Hammond, Hurt-Mendyka, Ouellette, Patterson, Pierce, Verbeke 
               No:     Hitchcock 
          Motion Carried (8-1) 
 
Mr. Beidoun moved to recommend to City Council approval of the PUD Step Two – Site Plan for 
Homewood Suites subject to staff and consultant conditions.   Also, the following conditions were 
added: 
1. Post the construction hours at all entrances to the site. 
2. Utilize appropriate directional/way-finding signs provided along Corporate Center Parkway. 
3. Remove all dead trees within two (2) weeks on the Bald Mountain Road, with the developer 

working with the City to add more trees. 
4. The temporary access road off of Bald Mountain Road will be removed within 120 days.  Advise 

contractors not to use Bald Mountain Road as an access to the site. 
5. Removed all debris from south end of the site. 
6. Keep a water truck on site at all times to address dust concerns.  
Supported by Mr. Patterson. 
VOTE:   Yes: Beidoun, Doyle, Hammond, Hitchcock, Hurt-Mendyka, Ouellette, Patterson, Pierce, 

Verbeke 
               No:     None 
          Motion Carried (9-0) 
 



Excerpt 
The City of Auburn Hills 

 Regular City Council Meeting  7:00 p.m.  May 7, 2007 

CALL TO ORDER: by Mayor Edwards at 7:00 p.m. with the Pledge of Allegiance. 

LOCATION:    City Council Chambers, 1827 N. Squirrel Road, Auburn Hills MI 48326 

ROLL CALL:   Present.  Mayor Edwards, Mayor Pro Tem Pillsbury, Council Members Hammond, Kittle,  
  Knight, Newkirk 
      Absent. Council Member McDonald 
                      Also Present. City Manager Culpepper, Assistant City Manager Tanghe, Department of Public 

Services Director Melchert, Deputy City Assessor Blinkilde, Deputy Clerk 
Tallman, Fleet Supervisor Skinner, Manager of Municipal Grounds Grice, Police 
Deputy Chief Mynsberge, City Attorney Hampton, City Engineer Westmoreland, 
TIFA Chair Bennett 
20 Guests 

 
10c. Motion – Approval of PUD Step Two - Site Plan / Dutton Corporate Centre – Retail Condominium; and 
10d. Motion – Approval of PUD Step Two - Site Plan / Dutton Corporate Centre – Fifth Third Bank; and 
10e. Motion – Approval of PUD Step Two - Site Plan / Dutton Corporate Centre – Retail Strip Center; and 
10f. Motion –Approval of PUD Step Two - Site Plan / Dutton Corporate Centre – Homewood Suites Hotel 
The April 25, 2007 staff memo is excerpted below: 

INTRODUCTION 
Request from Jim Butler, representing Dutton Corporate Centre, LLC, for site plan approval to construct 
three (3) projects within the commercial portion of the Dutton Corporate Centre PUD.  In addition, a site 
plan has also been submitted for the condominium which designates the limits of each unit in this portion 
of PUD. 
 
PROJECT LOCATION MAP 

 
 

 
 
 
 
 

 

Project Overview: 
 

Dutton Retail Center 
South Condominium 

7 unit retail condominium 
 

Fifth Third Bank 
2 story, 7,763 sq. ft. bank 

 
Retail Center – Phase 1 

1 story, 24,113 sq. ft. retail 
center with drive-thru facility 

 
Homewood Suites 

4 story, 107 room hotel 
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APPROVED PUD STEP 1 – LAND USE PLAN 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PUD GUIDELINES FOR THE COMMERCIAL AREA 
 
Land Uses Permitted: 
The “commercial/business” zoning districts indicated for 
the 28.0 acre area located along the M-24 frontage will be 
developed in accordance with the following:  

 All Principal Permitted Uses in the T&R District 
- Section 1200 

 All Principal Permitted Uses in the B-2 District - 
Section 900 

o Freestanding retail stores (e.g., Best Buy, 
Staples, etc.) shall not exceed 50,000 sq. 
ft. in size. 

 Only the following Special Land Uses in the B-2 
District - Section 902 

o Health clubs 

o Motels/hotels 

o Day care facilities 

o Freestanding full service restaurants with 
the option of outdoor seating 

o Pharmacy with drive-thru facility 

 Drive-thru facilities for restaurants and retail 
uses may be permitted at the sole discretion of 
City Council, after recommendation from the 
Planning Commission. 

 
Required Conditions: 
In addition to the City’s standards listed under Article 18. General 
Provisions, the following additional conditions shall apply: 

 Building height shall not exceed 40 ft., except for the 
Homewood Suites Hotel which is proposed not to 
exceed 50 ft. in height. 

 Setbacks shall meet T&R District requirements (Section 
1202, Item 2) 

 Landscape greenbelts shall meet T&R District 
requirements (Section 1202, Item 3) 

 No outside storage shall be permitted 

 Cross access drives shall be required 

 A minimum of 25% of the net site area (exclusive of 
right-of-way) shall be landscaped with “high quality” 
materials in accordance with the City of Auburn Hills 
Zoning Ordinance. 

 All exterior facades shall be constructed of brick, stone, 
and glass.  No more than 10% of the exterior facade 
may contain decorative masonry block. EIFS material 
shall only be utilized for minor architectural elements 
and trim, as permitted by the City Council. 

 If a retail center is proposed for this development, the 
architecture for the proposed building shall incorporate 
design elements unique to Auburn Hills into the facade 
(e.g., fieldstone silo similar to City’s DPW facility, etc.) 

 Pole lights shall be uniform in height and color 
throughout the development and shall not exceed 25 ft. 
to provide a consistent theme.  
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The City Council and Planning Commission approved the following land uses and required conditions for 
the commercial section of the PUD:   
 
ADDITIONAL PUD CONDITIONS 
 Land Uses.  The uses proposed (bank, strip mall, and hotel) are allowed within the commercial 

portion of the PUD. 
o The Retail Center – Phase 1 includes a drive thru facility.  This City has sole discretion whether 

or not to allow the drive thru facility.  The drive-thru has been designed with 10 stacking spaces 
counted from the order window on the building, which meets conventional zoning requirements.  
The City’s stacking requirement starts at the order station, thus orders at this business will be 
required to be taken at the window.  Typically orders are taken before the window from an 
intercom system, which makes this design unusual.  The developer is aware of this limitation. 

 Special Conditions.  The “required conditions” within the commercial portion of the PUD have been 
met.  The developer proposes fieldstone material as the common design element linking all the 
projects in the retail condominium.  The same color and style of fieldstone is proposed to be used 
on each building to provide consistency. Also, all buildings proposed will have four-sided 
architecture.   

 Welcome to Auburn Hills Sign.  The developer has designed a “Welcome to Auburn Hills” sign, 
which is shown on the landscape plans for the condominium.  The sign is proposed to be installed 
this construction season.  The sign will be oriented towards vehicles entering the City traveling 
eastbound on Dutton Road and will match the sign proposed across the street in Orion Township.  

 Clock Tower.  The required clock tower is proposed to be installed this construction season and is 
shown on the landscape plans for the condominium.  It will be located along the M-24 frontage of 
the site (near the retail center) and will not exceed 40 feet in height.   The only signage permitted on 
the clock tower will be the name of the development.  

 Tree Replacement.  The developer proposes to plant 485 replacement trees this construction 
season.  A tree replacement inventory and plans have been provided in the packet showing where 
the new trees will be planted.  

 Transition Zone Landscaping.  The rear of the buildings along the “transition zone” shall be 
landscaped to provide a buffer between the commercial and technology/research businesses.  This 
condition has essentially been met. 

 Signs. No pole signs, exposed neon signs, or changeable copy signs are proposed in the 
development. 

 Number of Commercial Sites.  A condition of PUD Step 1 approval was that the amount of 
commercial sites developed, regardless of ownership mechanism utilized, will not exceed the 
number of sites permissible under the Land Division Act.  The developer’s surveyor has certified 
that at least 9 development sites would be allowed under the Land Division Act, thus this condition 
will be met. 

 Lighting.  Lighting throughout the development shall be sensitive to the residents on Bald Mountain 
Road, which are at a higher elevation.  One hour after closing, only lights designated for security 
purposes at all the businesses in the development shall remain on to minimize “night glare” for 
those residents living on Bald Mountain Road.  

 Trash Pick-Up.  Businesses will be required to restrict dumpster pick up to the hours of 7:00 a.m. 
and 7:00 p.m. 

 
Mr. Jim Butler, Professional Engineering, and Mr. Roger Rorskopf, Rockford Construction, offered the 
following responses to Council’s questions: 

 There will be a water truck on site full-time during construction. 

 The hotel will have and maintain its own sanitary sewer pump system. 

 A feasibility study for the hotel predicted an average occupancy rate of 80%. 

 Alternate lighting options are being investigated, but it isn’t likely that uplighting will provide an 
adequate lighting level for security purposes. 

 Large material vegetative screening will be utilized along the back of the property. 
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 The majority of construction traffic will access the site from Dutton Road, and the Planning 
Commission has given the developer a deadline for closing access from Bald Mountain Road. 

 
Mrs. Hammond explained Planning Commission Member Hitchcock voted against the bank and the retail 
outlet because he was not satisfied with the traffic flow and felt the bank drive-through was unnecessary. 
 
Mr. Kittle was in favor of the project with the exception of the hotel.  He voiced concern about declining hotel 
occupancy rates in the City and possible negative impact on existing hotels in the City. 
 
Dutton Retail Centre South Condominium 
Moved by Mr. Knight; Seconded by Mrs. Hammond. 

Resolved: to approve the PUD Step 2 – Site Plan for Dutton Retail Centre South Condominium 
subject to staff, consultant, and Planning Commission conditions. 

VOTE: Yes: Edwards, Hammond, Kittle, Knight, Newkirk 
 No: Pillsbury 
RESOLUTION NO. 07.05.084 Motion carried (5-1) 
 
Fifth Third Bank 
Moved by Mr. Kittle; Seconded by Mr. Knight. 

Resolved: to approve the PUD Step 2 – Site Plan for Fifth Third Bank subject to staff, consultant, 
and Planning Commission conditions. 

VOTE: Yes: Edwards, Hammond, Kittle, Knight, Newkirk 
 No: Pillsbury 
RESOLUTION NO. 07.05.085 Motion carried (5-1) 
 
Retail Center – Phase 1 
Moved by Mr. Newkirk; Seconded by Mr. Kittle. 

Resolved: to approve the PUD Step 2 – Site Plan for Retail Center – Phase 1 subject to staff, 
consultant, and Planning Commission conditions.” 

VOTE: Yes: Edwards, Hammond, Kittle, Knight, Newkirk 
 No: Pillsbury 
RESOLUTION NO. 07.05.086 Motion carried (5-1) 
 
Homewood Suites 
Moved by Mr. Knight; Seconded by Mr. Newkirk. 

Resolved: to approve the PUD Step 2 – Site Plan for Homewood Suites subject to staff, 
consultant, and Planning Commission conditions. 

VOTE: Yes: Edwards, Hammond, Knight, Newkirk 
 No: Kittle, Pillsbury 
RESOLUTION NO. 07.05.087 Motion carried (4-2) 
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Excerpt 
CITY OF AUBURN HILLS 

PLANNING COMMISSION MEETING 
 

          September 20, 2007 
 
 
CALL TO ORDER:  Chairperson Hurt-Mendyka called the meeting to order at 7:03 p.m. 
 
ROLL CALL:    Present.    Beidoun, Doyle, Hurt-Mendyka, Ouellette, Pierce, Verbeke  
 Absent.          Hammond, Hitchcock  
 Also Present.   City Planner Cohen 
 Guests.    20 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
 
PETITIONERS 

 
5a.  Recommendation for Approval of Rezoning Revised PUD Step One – Concept Plan/ Dutton   

Corporate Centre 
 
Ms. Hurt-Mendyka and Mr. Cohen explained that this is a request for a Revised PUD Step One – Concept 
Plan approval to allow a modification to the original PUD proposal approved by the City Council on June 
21, 2004 and amended on December 18, 2006.   
 
The requested modification to the PUD land use plan would allow light industrial uses in accordance with 
the I-1, Light Industrial District (Section 1300) on approximately 15 acres of the site in the eastern section, 
in addition to the principal uses permitted in the T&R, Technology and Research District.   The owner 
intends to sell the 15 acre parcel to General Development Company, LLC. 
 
Ms. Verbeke read the email from resident Laura Ochs dated September 18, 2007, please see the 
attachment. 
 
The Commission’s discussion yielded the following: 

 This a 15 acre site, with General Development constructing light industrial buildings. 

 Building height will not exceed 40 feet. 

 Automotive repair and emergency medical facilities will not be considered, and this wording will be 
put in the development agreement. 

 Lighting throughout this development with be sensitive to the residents on Bald Mountain Road, 
pole lights will not exceed 25 feet. 

 All efforts will be made to have loading docks will face M-24 not Bald Mountain Road. 

 No outside storage shall be permitted. 

 General Development is not sure if additional fill will be needed to grade the site.  The concern is 
that if the grade is brought up too high it will affect the residents on Bald Mountain Road. 

 The parking lot design has not been determined. 

 Could have multiple buildings on this site. 
 
Public hearing was opened at 7:38 p.m.  
 
Ms. Laura Ochs resident had one concern regarding the lighting.  Ms. Hurt-Mendyka explained the 25 
foot restriction is directly related to the outside lights and it is possible that the building height could go up 
to 40 feet. 
 
Public hearing was closed at 7:41 p.m. 
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Mr. Ouellette moved to recommend to City Council approval of the Revised PUD Step One – 
Concept Plan for the Dutton Corporate Centre.  The Amendment to the Development Agreement 
shall exclude automotive repair and medical emergency facilities. Also, the construction access on 
Bald Mountain Road shall be closed prior to City Council review. 
Supported by Ms. Doyle. 
VOTE:   Yes: Beidoun, Doyle, Hurt-Mendyka, Ouellette, Pierce, Verbeke 
               No:     None 
          Motion Carried (6-0) 
 



Excerpt 
The City of Auburn Hills 

Regular City Council Meeting  7:00 p.m.  October 15, 2007 

 

CALL TO ORDER: by Mayor Edwards 

LOCATION:   City Council Chambers, 1827 N. Squirrel Road, Auburn Hills MI 48326 

 Present: Mayor Edwards, Mayor Pro Tem Pillsbury, Council Members Hammond, Kittle, Knight, 
McDonald, Newkirk  

 Absent. None  

 Also Present. Assistant City Manager Tanghe, Assistant City Manager Walterhouse, Assessor Bennett, 
Deputy Police Chief Mynsberge, Finance Director Barnes, Finance Accounting Clerk 
Schulz, Clerk Shannon, Treasurer Valko, DPS Director Melchert, Recreation Director 
Marzolf, Senior Services Director Adcock, Community Development Director McBroom, 
Golf Professional Marmion, IT Director Leix, IT Desktop Support Specialist Ronse, Acting 
Deputy Fire Chief Burmeister, Municipal Grounds Manager Grice, Public Utilities Manager 
Harran, City Engineer Olson, City Engineer Stevenson, City Attorney Beckerleg, TIFA 
Chair Bennett 

9. NEW BUSINESS 

9a.  Approval of Revised PUD Step One – Concept Plan / Dutton Corporate Centre 

Mr. Bruce Brickman, General Development Company, explained his firm would like this development to 
have combined uses - technology and research development, commercial development, and business 
offices.  Today, builders are putting as much under one roof as possible.  There will be no distribution 
shipping from this location; it isn’t allowed under this zoning, nor is the building suitable for distribution.  
Truck docks will be situated to the west or south, with truck traffic flowing Dutton Road to M-24 and onto I-
75.  Mr. Brickman conceded he could not say with certainty that no trucks would access Bald Mountain 
Road.    

Mr. Brickman stated he does not have a tenant at this time.  He also noted there will be no loud noise 
coming from the site and no heavy stamping presses.  Mr. Brickman stated whatever type of business the 
tenant operates must be within the enclosed building.   Mr. McBroom explained stamping presses are not 
allowed in this zoning, with the exception of small hydraulic type presses which generally don’t produce loud 
noise. 

Mr. Kittle questioned the piles of garbage that are exposed on the site.  Mr. McBroom explained as part of 
the clean-up plan, a portion of the trash will be redistributed from the north side of the site to the south side 
where the garbage can be buried much deeper.  Only a certain percentage of the trash can be disposed of 
in this manner and AKT Peerless will be looking into the matter.  Once a report is complete, Mr. McBroom 
stated he would pass it on to City Council.    

Mr. Brickman explained that, in this type of development, the loading docks will be visible.   

Mr. Brickman stated he intends to purchase the property whether he has a signed tenant or not. 

Moved by Knight; Seconded by Kittle. 

Resolved:  To approve the Revised PUD Step One – Concept Plan for the Dutton Corporate 
Centre  

VOTE: Yes:  Edwards, Kittle, Knight, McDonald, Newkirk, Pillsbury 
No:  Hammond Motion carried (6-1) 

RESOLUTION NO. 07.10.193 



Excerpt 
CITY OF AUBURN HILLS 

PLANNING COMMISSION  

MINUTES 
April 13, 2016 

 
1.   CALL TO ORDER:   Planning Commission Chairperson Ouellette called the meeting to order at 7:00 p.m. 
 
2.   ROLL CALL OF PLANNING COMMISSION: 
 Present:  Beidoun, Burmeister, Mendieta, Ochs, Ouellette, Pierce, Shearer 
 Absent:  Hitchcock, Justice 

Also Present:  Assistant City Planner Keenan 
  Guests:        9 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
7a. Discussion - Dutton Corporate Centre (7:30 p.m.) 

Introduction of new owner, update on the status of the project, and overview of changes proposed to the 
project’s concept plan and Development Agreement.  

 
Mr. Keenan explained that the City has been working with the New Owner of Dutton Corporate Centre for a few 
months to fix the development agreement to allow the new owner to be successful.  Staff believes this was 
necessary since there has been great changes since the great recession.   Staff believe the proposed amendments 
to the development agreement is a win, win for both the City and the new owner and will help foster the 
development of the site.   
 
Mr. Keenan noted the revised concept plan is being provided to the Planning Commission today to give the 
Commission time to receive and review the plan before it is brought back to you on May 11.   There have been 
some changes to what was approved back in 2006 and 2007.   
 
Mr. Keenan indicated the agreement will allow for principle permitted uses in the B-2 district and outdoor 
recreational facilities on the west portion of the area at the discretion of the City Council and Planning Commission 
review and recommendation.  The light industrial area in the center will allow for principal uses allowed in the T&R 
and I-1 districts.  The T&R area to the east remains basically the same but does allow for a slightly taller building.  
The grade is much lower in that area. 
 
Mr. Keenan provided an overview of some of the proposed amendments which include: 1)The City secures a larger 
open space area across from the residents along Bald Mountain road, which will include a trail system for 
employees and residents.   The trail system will be maintained by the association; 2) The removal of the temporary 
access drive off Bald Mountain Road; 3) Finalizing the paving of Interpark Drive, completion of the pathway along 
Lapeer Road, additional tree plantings for a buffer at the corner of Dutton and Bald Mountain Road; 4) The owner 
has provided an easement for the City’s tree nursery, in exchange for a reduction of required tree plantings; 5) No 
gas drilling. 
 
Mr. Keenan also noted that the new owner wishes to build a Kia Dealership at the southeast corner of Lapper Road 
and Interpark Drive. 
 
Chairperson Ouellette invited Mr. Richard Lalonde to the podium.  
   
Mr. Richard Lalonde, Summit Place Auto Group, currently owns two locations and is excited to be moving to 
this new location as are the employees. One of the current locations in Waterford near the old Summit Place mall is 
not in an exciting location and they have outgrown the facility.  His two dealerships are the number one and 
number two dealerships of all Kia dealerships in Michigan. They outsell Toyota and Honda.  He is very familiar with 
this area and when he saw the For Sale Sign on the property he knew he wanted to be here. Taking on all the 
acreage, more than he really needed for his dealership, is a challenge but one he is very willing to take on.  He is 
very confident in his entire team.  They are committed to beautifying the frontage along Lapeer and Dutton Roads 
and filling up the existing strip mall and they are excited to get started.  
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Mr. Ouellette asked if there are specific businesses that usually follow a car dealership and Mr. Lalonde responded 
that the long term vision is to build a motor mall here but having the strip mall there would definitely help.  One 
could drop their car off for service and then walk over to the strip mall that may contain a café, a hair salon, a 
fitness center, etc.  The options are endless but the number one priority is the dealership for him.  That is his focus.  
 
Mr. Beidoun asked if the dealership would be full service and only a Kia dealer.  Mr. Lalonde responded that it will 
be full service and only Kia vehicles would be sold. The floor plan calls for 16 service bays and a car wash.  The 
building is made of only high quality materials and the outside lighting is unobtrusive. 
 
Ms. Ochs inquired about the storage of the vehicles and wanted to know if cars would be stored behind the 
building. Her home is located very close to the back of the property and she is concerned about the lighting.  Mr. 
Lalonde is fine with not having any lights at all but it is the police department’s recommendation to have at least 
dim lighting at night for security reasons. He does not believe lighting will be necessary for the back of the building.   
 
Ms. Ochs also wanted to know exactly when the walking paths would be completed.  Mr. Keenan clarified that it is 
actually the developer that will be completing the walking paths and the City will be enhancing the landscape along 
Bald Mountain Road which will include planting additional trees and moving some of the trees in the gaps to 
improve the screening.  
 
Mr. Burmeister asked if there would be used car sales and Mr. Lalonde answered yes.  That is something that the 
Clerk’s Office oversees.   He asked if there would be any fencing and Mr. Lalonde responded that it would not be 
fenced at all.   
 
Mr. Pierce inquired if the original development agreement goes with the land and the purchaser of the land must go 
along with it. Mr. Keenan responded that it does but it has been amended with those changes noted in the 
agreement as it relates to the car dealership. Mr. Pierce wanted reassurance that the only outside storage would 
be the cars for sale and that was all. Mr. Lalonde replied it would only be those cars and nothing else.  Mr. Pierce 
wondered how many phases there might be in the project. Mr. Keenan stated the dealership is phase one and 
anything else after that would be considered a different phase.  
 
Ms. Ochs asked if the development name, Dutton Centre, was going to remain in place and Mr. Lalonde responded 
that at some point it will probably be changed but it is not something that has to be done now.  
 
Mr. Ouellette and Mr. Lalonde discussed LEEDS Certification as it relates to the environment. Mr. Ouellette feels it 
would be very beneficial for Mr. Lalonde to pursue the certification.  Mr. Lalonde explained his business isn’t quite 
large enough to support having the certification but they definitely explore   environmentally friendly practices when 
building the buildings whenever possible as well as what utilities to put in place. Mr. Keenan interjected that just 
having this development built on a former landfill is a huge environmental accomplishment.  Mr. Ouellette then 
asked if there was a time line for the development of the entire site—not just the dealership. Mr. Lalonde stated 
that there is not a definite time line but if for some reason he was unable to develop the rest of the acreage, he is 
more than willing to plant trees on the rest of the property and not leave it barren.  
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City of Auburn Hills  
Planning Commission Agenda  

July 12, 2017 Meeting Agenda Item No. 5b. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development and Shawn Keenan, Assistant City Planner 

Submitted:  July 7, 2017 

Subject: 1220 Pacific Drive Speculative Building 
 Public Hearing / Motion - Recommendation to City Council for Special Land Use Permit, Site Plan and 

Tree Removal Permit approval. 
    
INTRODUCTION 
This is a request from JAR Development 
Company to construct a 98,084 square foot 
Technology & Research / Light Industrial 
building on the south side of Pacific Boulevard, 
just east of Joslyn Road.  The 5.79 acre parcel 
is zoned T & R, Technology and Research 
District. 
 
Approximately 60,000 square feet of the 
building will be used as office space and the 
remaining 38,084 square feet of the building will 
be utilized as warehouse.     
 
The applicant will be the developer of the 
project.  Once completed they intend to lease 
the building to an technology and research or 
industrial business compatible with the uses 
specified in the City’s Zoning Ordinance 
Technology & Research district.  The Special 
Land Use Permit, to allow for a Light Industrial 
uses to occupy the building, will allow JAR 
Development Company greater flexibility in 
marketing the site. 
 
Total investment in the project is estimated at $3.85 million.  JAR Development Company’s goal is to begin 
construction in August 2017 with completion taking place in March 2018. 

 

 
 
 
 

Aerial View of the Site 

I

View of the site looking south from Pacific Boulevard 
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Rendering of the proposed building looking south from Pacific Boulevard 

 
 
STAFF RECOMMENDATION 
Please be advised that this project has been reviewed 
by the City’s Administrative Review Team and has 
received a recommendation for approval. 
 
We recommend approval of the Special Land Use Permit 
requests to allow for a light industrial use within the T&R, 
Technology and Research District and offer the following 
discretionary findings of fact: 
1. The location of the use will not negatively impact 

adjacent areas, which are all zoned non-residential. 
2. The land will be used in accordance with its 

immediate character, which is planned and zoned for 
non-residential development. 

3. The requirements in Section 1818 of the City’s 
Zoning Ordinance will be met. 

4. The use will promote the purpose and intent of the 
City’s Zoning Ordinance. 

5. The use will be consistent with the health, safety, 
and general welfare of the City of Auburn Hills, and 
purpose and intent of the City’s Zoning Ordinance. 

 
We recommend Conditional Approval of the Site Plan and 
Tree Removal Permit and offer the following discretionary 
findings of fact: 
1. The Site Plan contains sufficient basic information 

required by the Zoning Ordinance for a 
recommendation. 

2. The requirements of Section 1815, Items 7A-7E of 
the Zoning Ordinance can be met as follows: 
A. All requirements and standards of the Zoning 

Ordinance, and other City Ordinances, can be 
met. 

B. Safe, convenient vehicular and pedestrian ingress/egress has been depicted; primary access will be to 
Pacific Boulevard. 

C. Traffic circulation features within the site and the location of parking areas avoid common traffic problems 
and can promote safety. 

D. A satisfactory and harmonious relationship will exist between the proposed development and surrounding 
area. 

E. The proposed use will not have an unreasonable, detrimental or injurious effect upon the natural 
characteristics of the subject parcel, or the adjacent area. 

3. Based upon the project’s total square footage 258 parking spaces are required and 275 parking spaces are 
depicted. 

4. The parking layout meets minimum requirements and parking spaces are provided for the handicapped (Seven 
spaces are required and ten spaces are provided).  Two spaces are van accessible.  

5. Building and parking setback requirements will be met. 
6. Greenbelts will be provided. 
7. Landscape requirements will be met and calculations have been submitted.     

I
Illustrated Site Plan 
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8. A note indicates that exterior lighting shall meet the requirements of the Zoning Ordinance.  Pole and wall-

mounted lighting shall be shielded and directed downward.  Lamp bulbs and lenses shall not extend below the 
light fixture shields.  Light poles are designed to be 27 feet in height from finished grade. 

9. A note indicates that signs shall meet the requirements of the Zoning Ordinance.   
10. A note indicates that parking spaces shall be double striped. 
11. Ground-mounted and roof-mounted mechanical equipment will be screened.   
12. A note indicates that there will be no outside storage allowed, which includes pallet storage, overnight vehicles, 

or trailer storage. 
13. The Cities Non-Motorized Pathway Plan does not call for a pathway on the south side of Pacific Boulevard.   
14. A Tree Removal Permit is required – 29 replacement trees are required and 29 replacement trees are proposed.  
15. The developer has agreed to prep the parking lot for six electric vehicle charging stations.  They will install 

electrical stubs at planned station locations and will run conduit from the power source to the stubs at time of 
construction to support the future installation of the charging stations, when needed. 
 

Conditions 
1. The applicant shall assure the two existing detention ponds that are part of the developments storm drain 

system are landscaped and functioning as originally designed. 
 

 

 
 

Recommended Action: 
“Move to recommend to City Council approval of the Special Land Use Permit, 
Site Plan and Tree Removal Permit for 1220 Pacific Drive Speculative Building, 

subject to the conditions of the administrative review team.” 
 

 
 
 







   

 

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, July 12, 2017 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: 1220 Pacific Drive - Speculative Building 
 

General Property Location: 1220 Pacific Drive - Generally located on the south side of Pacific 
Boulevard just east of Joslyn Road. 
Sidwell No. 14-04-476-014 
 

Applicant: Jared Roth, JAR Development LLC - 248-943-9434 
 

Nature of the Request: Recommendation to City Council for Special Land Use Permit, Site 
Plan and Tree Removal Permit approval to construct a light industrial 
building. 
 

City Staff Contact: Steven J. Cohen, AICP 
Director of Community Development - 248-364-6941 
 

 

Notice will be sent via U.S. Mail to properties within 1,000 feet of the site.  The proposed application is 
available for inspection prior to the meeting at the Community Development Department, located in the 
municipal campus at 1827 N. Squirrel Road, Auburn Hills, MI 48326, during regular City business hours. 
 
Persons wishing to express their views may do so in person at the meeting, or in writing addressed to the 
Planning Commission c/o Steve Cohen, Director of Community Development at the above address. 
 
Anyone planning to attend the meeting who has need of special assistance under the Americans with 
Disabilities Act (ADA) is asked to contact the City Clerk's Office at 248-370-9402 or the City Manager's 
Office at 248-370-9440 - 48 hours prior to the meeting.  Staff will be pleased to make the necessary 
arrangements. 
 

 

 

    
 

LOCATION MAP 



 
 

 

July 5, 2017 
 
Mr. Shawn Keenan 
Assistant City Planner 
CITY OF AUBURN HILLS 
1827 Squirrel Road 
Auburn Hills, Michigan 48326 
 
RE: 1220 Pacific (Spec Bldg) 
 
Dear Mr. Keenan: 
 
We have completed the site plan review for the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site.  The site plan, received by this office on 
June 27, 2017 was prepared by Zeimet Wozniak & Associates.  The review comments are noted below. 
 
PERMITS: 
Various permits will be required for this site, including but not limited to the following: 
 

 Soil erosion permit from O.C.W.R.C. 

 N.P.D.E.S. permit from M.D.E.Q. 

 Sanitary sewer connection permit from O.C.W.R.C. 
 
GENERAL/PERMITS: 
The site is located on the south side of Pacific Boulevard east of Joslyn Road.  The applicant is proposing to 
construct a 68,000 sq. ft. facility that includes two-story office area, a high-bay shop/warehouse space, 
accompanying parking lot, and site improvements. The proposed parcel along with the adjacent properties to the 
east and south area zoned T&R, Technology and Research. The parcels to the west are zoned B-2, General 
Business. A complete legal description of the parcel is shown on the plan. The City of Auburn Hills Standard 
Notes and Fire Department Notes are included on the plans.  A landscape plan was included in the plan set and 
appears to be acceptable.  The Auburn Hills Standard Details for were not included in the plan set and will need to 
be in the final engineering review submittal.  Furthermore, a soil erosion and sedimentation control plan is needed 
for the engineering review. Two benchmarks are required and should be shown on all future plans. 
 
MUNICIPAL UTILITIES: 
An existing 8-inch water main is located along the east side of the site. The applicant is proposing to tap the 
existing main for fire suppression and domestic service leads on the east side of the building. A new hydrant is 
proposed on the west side of the parking lot to meet Fire Department requirements.  
 
An existing 10-inch public sanitary extends along the east edge of the adjacent parcel (Inalfa Roofing Systems). 
The applicant is proposing to extend a 10-inch public sewer to the property line, and then a 6-inch sewer from the 
south side of the building to provide sanitary sewer service. A 20-foot wide sanitary sewer easement is shown on 
the plans. All proposed public sewer shall be 10-inch ABS truss pipe. Additional details, including pipe size, slope 
and material for the proposed lead will be required for the engineering review. 
 
STORM SEWER AND DETENTION: 
Storm runoff for the site will be collected via a series of catch basins and storm sewer and routed to two existing 
detention ponds. The site is part of both the Vinewood and the Sinking Bridge drainage districts. The applicant 
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does not propose to significantly change the volume of storm water that will be conveyed to each district. The 
proposed development will have a runoff coefficient that is less than the existing.  Additional details of the storm 
water management system will be needed for the engineering review including storm sewer calculations, profiles, 
hydraulic grade lines, details for the treatment units, etc.  
 
PAVING: 
Proposed entrance and exits are located on Pacific Boulevard on the northern side of the parcel. Both entrances 
are existing and will not be changed as part of the proposed project.  
 
Pavement slopes are to remain between 1% and 6% for drive areas, and between 1% and 4% for parking areas.  
While the current grades appear acceptable based on the curb elevations provided, additional spot grades or 
contours will be required in pavement areas for the engineering review. Please provide sufficient grade information 
for both the drivable areas as well as walkways.  Multiple pavement cross-sections are required for the engineering 
review and should be provided on the plans.   
 
GRADING: 
Existing and proposed grades are shown via contours and spot elevations. The existing site generally drains from 
Pacific Boulevard towards the south end of the parcel. The proposed improvements do not substantially alter the 
existing drainage pattern. Areas outside the proposed improvements will remain undisturbed. The drainage pattern 
in these locations will remain the same as existing. No retaining walls are proposed.  
 
TRAFFIC: 
Access to the site is proposed via two driveways along Pacific Boulevard. The plans appear to include appropriate 
signage at the drive entrances and throughout the site. Internal movement within the parking lot is two-way and 
allows for full traffic circulation throughout the site. The applicant is proposing 275 spaces which include 10 
barrier free spaces and 6 future electric vehicle spaces. The parking spaces are dimensioned on the plan and appear 
to be consistent with City standards. 
 
RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements, and has been stamped 
“Approved” by our office.  We ask that the site plan approval acknowledge the following: 
 

1. The site improvement plan, designed in accordance with Ordinance No. 806, shall be submitted to 
the City for review and approval prior to construction.  A detailed cost estimate for the improvements 
shall be submitted with the plans signed and sealed by the design engineer. 

 
If you have any questions or are in need of any further information, please feel free to contact our office. 
 
Sincerely, 
OHM Advisors 
 
 
______________________________________ 
Andrew Cousino for Timothy J. Juidici P.E. 
 
Transmitted via e-mail to Shawn Keenan: July 5, 2017 
 

cc: File 
 
P:\0101_0125\SITE_AUBURNHILLSCITY\2017\0120171170_1220 PACIFIC DRIVE\_SITE\1220 PACIFIC_APP.DOCX 



 

 

TO:   Steve Cohen, Director of Community Development 

FROM:  Jill McDonnell, Police Operations Division Commander  

SUBJECT: Site Plan Review for Spec Building 1220 Pacific 

DATE:  July 6, 2017 

 

I have reviewed the site plans for the plans for the Spec. Building, located on 1220 Pacific in 

Auburn Hills.  We have no objections to the project as presented in the plans.  



1942 – 75 Years – 2017  
 

 

 
 
 

 
 

 
 

Official Memorandum 
 
To: Shawn Keenan, Assistant City Planner 
From: Joshua Boyce, Fire Inspector 
Date:                  7/7/17 
Re:                  Site Plan PSP170014 

 
PROJECT:          1220 Pacific   
 

XXX APPROVED  

 APPROVED Subject to the following: 

 DENIED  

 
Conditions: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Joshua Boyce 
Auburn Hills Fire Department 
Fire Inspector 
 

 

  

AUBURN HILLS 
FIRE DEPARTMENT 

 
 

 



Site	Specific,	Inc.	
	

“Giving	you	the	IPM	edge.”	

Site	Specific,	Inc.	
JULIE	STACHECKI,	Certified	Arborist	MI-0650,	TRAQ	

Howell,	MI	48843	w 	810.599.0343	w 	stachec1@me.com	

July 7, 2017 
 
Mr. Shawn Keenan, AICP Assistant City Planner 
City of Auburn Hills, Community Development Department 
1827 North Squirrel Road 
Auburn Hills, MI 48326 
 
Subject:  Woodlands Protection Review for 1220 Pacific Drive, Auburn Hills, MI 

48326.  
 
Dear Mr. Keenan, 
 
 The submittals regarding the above-mentioned project have been reviewed 
including tree inventory and landscape plans. A woodlands permit is required and 
is approved according to the details below. 
 
Tree Protection 
  
Description Actual Trees  Replacement Trees 
Total Trees 63 surveyed 29 
Regulated – Removed 29 29 
Landmark – Removed 0 0 
Saved  34 0  
 
 
Replacement Trees 
 Applicant is proposing to remove 29 regulated trees.  These trees were 
landscape trees for the previous development at this site. The current landscape 
plans include more than enough trees to satisfy the 29 replacement trees that are 
required by the Woodlands Ordinance Permit.   
 
 In summary, there are 29 regulated trees on site being removed. There are 
29 replacement trees required to fulfill the Woodlands Permit and these are 
included on the landscape plans.  
 
Best regards, 
 
 
Julie Stachecki 



  

27750 Stansbury Suite 101, Farmington Hills, MI 48302 

248-473-8701 – Fax: 248-473-9288 

 

 

 

June 9, 2017 
 
RE:  Citizens Participation Letter 

Development Application for the Pacific Drive Industrial Building 
 
Dear Neighbor, 
 
In accordance with the City of Auburn Hills' Citizen Participation Ordinance, we are 
notifying you that we have submitted a development application to the City of Auburn 
Hills to develop a 5.79 acre vacant parcel which was once part of the former Kmart 
parking lot.   
 
The property is located near the southeast corner of Joslyn Road and Pacific Drive, 
between the gas station and 1270 Pacific Drive (Inalfa Roof Systems). It is our intent to 
construct a new speculative light industrial / R&D facility that will be approximately 
67,000 square feet. 
 
JAR Development Company specializes in design and development of attractive light 
industrial facilities. We feel that this project will improve the aesthetics of Pacific Drive 
by redeveloping an unsightly parking lot into a R&D facility similar to the defunct Food 
Town building’s transformation into Inalfa Roof System’s Tech Center.  The new facility 
will also provide quality landscaping to improve site aesthetics as visible from adjacent 
developments.  JAR Development takes pride in our strong relationship with the Auburn 
Hills community and looks forward to continuing our relationship in the years to come. 
 
The City of Auburn Hills' Planning Commission is scheduled to review the development 
application on July 12, 2017. If you have any questions, concerns, or comments, please 
do not hesitate to contact me directly on my cell phone at 248-943-9434. Should you 
wish to speak to a city representative, please contact Shawn Keenan, Assistant City 
Planner, at 248-364-6926. 
 
Sincerely, 
 
 
 
Jared Roth 
JAR. Development Company 
 

 

 

 

  







  

27750 Stansbury Suite 101, Farmington Hills, MI 48302 

248-473-8701 – Fax: 248-473-9288 

 

 

 

July 5, 2017 
 
Via Email 
 
RE:  Citizens Participation Report for 

Development Application for the Pacific Drive Industrial Building 
 
Dear Planning Commission Members: 
 
Pursuant to the Requirements of the Citizens Participation Ordinance we mailed the 
attached letter on June 9, 2017, to the Citizens/Tenants on the Labels provided. 
 
To date we have not received any response regarding the letter. 
 
We did however receive (3) letters returned as undeliverable. 
 
Please contact us with any questions regarding this request. 
 
 
Sincerely, 
 
 
 
Jared Roth 
JAR. Development Company 
 

 

 

 

  



 

Excerpt 

CITY OF AUBURN HILLS 
PLANNING COMMISSION MEETING 

 

March 18, 2004 
 

CALL TO ORDER: Chairperson Beckett called the meeting to order at 7:00 p.m. 
 

ROLL CALL: Present. Beckett, Beidoun, Hurt-Mendyka, Kresnak, Luenberger, McKissack, 

  Ouellette, Pierce, Verbeke 

 Absent. None 

 Also Present. City Planner Cohen 

 Guests 16 

 

LOCATION: 1827 N. Squirrel Road, Auburn Hills MI 48326 
 

PETITIONERS 
RZ 04-10, Gregory Erne, REDICO  – Public Hearing 

(Sidwell Nos. 14-04-452-016, 14-04-476-011, and 14-04-476-012) 
Mr. Beckett presented the request for approval to rezone property generally located east of Joslyn Road, 
between Pacific and Taylor Road from present classification of B-2, General Business district to T&R, 
Technology and Research district or any other appropriate zoning district. 

 
Mr. Beckett opened the public hearing at 7:03 p.m. 

 
Mr. Cohen reviewed his rezoning letter dated March 11, 2004 with the following recommendations: 

 
The Adopted City of Auburn Hills Master Land Use Plan depicts subject parcels as Non- 
Residential land use.   Therefore, we are recommending Approval of RZ 04-01 from B-2, 
General Business district to T&R, Technology and Research district based upon the 
Adopted Plan. 

 
Mr. Gregory Erne, explained his company has done work in Auburn Hills previously, naming the Palace 
and Guardian Industries Headquarters as projects they developed.  REDICO’s area of expertise lies in 
commercial, office, and technology and research developments, and the company currently owns 
approximately 9.5 million square feet of these type developments. The intent of the rezoning request is to 
make this property more compatible with the property to the east.  It will also have less impact on the 
residential area to the south, since there would be no weekend or late evening traffic.  The operation 
would generally be a Monday through Friday operation from 7:00 a.m. until 5:00 p.m.  REDICO is in the 
process of closing on the property, all three parcels.   There have been numerous talks with potential 
tenants for this property; much interest has been shown in this site. 

 
Discussion rendered the following: 

• The three parcels will be under the same ownership entity and will be operated by REDICO or 
one of their subsidiaries. 

• The  development program for  this  site  includes immediate cleanup following the  purchase, 

securing the site from an operational standpoint, and limited renovations to the building to make 
them look less retail. 

• REDICO intends to make this one parcel 

• Another T&R building would be constructed on the vacant lot providing it meets the Zoning 
Ordinance requirements. 
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• The purchase agreement does not include ownership of the Kmart sign along I-75; however, it 

 

does include a contractual right to use the sign. The sign-site lease goes with the purchase of the 
property. (The sign site is owned by the DeMattia Corporation.) 

• Building height in a T&R district could be as tall as four stories; however, with a Special Land Use 
it could be much taller. There is no intent at this time to build up. 

• The out lot parcel next to the gas station is not part of this acquisition. 

• REDICO is experienced in converting existing/obsolete buildings into different uses. 

• In securing this site, the first plan of action is to include local law enforcement to enable ticketing 

of trespassing vehicles, signs would be posted indicating no trespassing, and daily inspections 
made by REDICO at appropriate times. 

 
Since there were no further questions, Mr. Beckett closed the public hearing at 7:40 p.m. 

 
Moved by Mr. Luenberger to recommend to City Council approval of RZ 04-01, Gregory Erne, 
REDICO from B-2 to T&R District. 
Supported by Mr. McKissack. 
VOTE: Yes: Beckett, Beidoun, Hurt-Mendyka, Kresnak, Luenberger, McKissack, Ouellette, 

Pierce, Verbeke 

No:  None 
Motion Carried (9-0) 

 
SLU 04-05, Gregory Erne, REDICO  – Public Hearing 

(Sidwell No. 14-04-476-012) 
Mr. Beckett presented the request for approval to allow a light industrial use as a principal use on a site 
proposed to be zoned to T&R, Technology and Research district.  The property is located at 3900 Joslyn 
Road. 

 
Mr. Beckett opened the public hearing at 7:42 p.m. 

 
Mr. Cohen reviewed his Special Land Use letter dated March 11, 2004 with the following 
recommendations: 

 
The Community Development Department is recommending Conditional Approval of the Special 
Land Use request and offer the following discretionary findings of fact: 

 
1.   The location of the use will not negatively impact adjacent areas, which are non-residential. 

 
2.   The land will be used in accordance with its immediate character, which is planned and 

zoned for non-residential development. 
 

3.   The requirements of Section 1818, Special Land Use Permitted, in Zoning Ordinance No. 372 
will be met. 

 
4.   The use will promote the purpose and intent of Zoning Ordinance No. 372. 

 
5.   The use will be consistent with the health, safety, and general welfare of the City of Auburn 

Hills, and purpose and intent of Zoning Ordinance No. 372. 
 

ADDITIONAL COMMENT: 
 

1.   Approval shall be subject to City Council approval of RZ 04-01, Gregory Erne, REDICO. 

 
Mr. Cohen reviewed the memo he sent regarding the phone conversation he had with Mr. Al Doran, who 
lives on Taylor Road.     Mr. Doran requested that REDICO extend the existing 12-foot wall along the 
south property line to the east beyond the detention pond. 
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Autoliv plans to expand their operation into the current storage portion of their building, hence needing 
storage.   In the T&R district, 100% designated warehouse is not allowable, a certain ratio, up to 49% is 
allowed.  Autoliv conducts safety tests and does research in the current facility and this warehouse would 
house those products they’ve used for testing purposes, products tested and products researched.  The 
tested products must be kept in the event any questions are raised in the future regarding the products 
effectiveness.   This storage is not stock that is distributed, but items they must keep and isn’t used on a 
day to day basis.  Mr. Erne stated since his company is the owner of this property they have an interest in 
what is stored on the property. 

 
• Storage would be inside only, no outside storage. 

• Parking may be leased from REDICO as well as Autoliv investigating additional parking for their 
site. 

• As part of the site development, landscaping would be maintained and dead landscape would be 
replaced. Complete landscaping improvements would not be done until a full scale 
redevelopment of the entire property was underway. 

• The site will be cleaned including the parking lot, the overgrowth, and removing the dead trees. 

• Forklifts and hi-lo’s are not a permitted use on the roads, and will be addressed with the user. 

• The Special Land Use request is for this building only, not the entire site. 

• Autoliv is not currently parking any of their trucks on this site. 

• No hazardous materials will be stored. 

• A hazardous material survey must be completed by the occupant of the building as required by 
the Fire Department for occupancy. 

• Items from Autoliv’s other facilities may be stored at this site. 

• As new owners of the property, dead trees must be replaced as well and to bring the entire site 
up to landscaping code. 

• Along Taylor Road, the chain link fence will be addressed during the site plan process; however 
with proper landscaping the current look can be remedied. 

• Taylor Road residents will be included in the landscaping issues regarding the fence and wall 
along Taylor Road. 

• Parking is a non-issue on this site since it was designed for retail use. 

• All landscaping requirements are the same regardless of the zoning district. 
 

Mr. Al Doran, 1250 Taylor Road, still has the same concerns as when Kmart was still open, trash 
blowing, emptying dumpsters early in the morning, parking lot sweepers, and idling trucks.   Once the 
twelve foot wall was constructed it eliminated much of the trash, buffered the sound and reduced the 
glare of the lights. He would like the 12-foot wall extended the length of the property to the east. 

 
Mr. Doran explained since the reducer was eliminated from the overflow basin, there hasn’t been any 
flooding. 

 
Any minor changes made to these buildings, including changing the façade, will require only a building 
permit.  If major changes or additional building is done, then a site plan may be needed.  If a wall isn’t 
constructed there will be additional vegetation added. There is a possibility that if a wall were constructed 
the additional 250 feet, security lighting would need to be installed. 

 
Mr. Cohen suggested since Mr. Erne may not need to present a site plan; he should come back before 
the Planning Commission when a tenant for Kmart is secured to show the progress that has been made 
on the site, including the landscaping issues.  Then a final determination on whether an extension of the 
12-foot wall is necessary. 

 
Ms. Hurt-Mendyka suggested REDICO work with the residents and the City as issues surface to resolve 
any problem and prior to an issuance of a C of O, REDICO return to the Planning Commission with the 
updates.   Mr. Cohen anticipated a site plan would be necessary for the Kmart site and the Citizens 
Participation process would be mailed again to the residents. 
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Mr. Erne explained the reason for the Special Land Use request is to accommodate Autoliv as a tenant.  
The light shielding will be investigated once the clean-up has begun. 

 
Mr. Eric Swanson, Corporate Counsel for Autoliv, supports REDICO and has been in negotiations with 
them for a lease.  Mr. Swanson explained Autoliv works with auto manufacturer’s world wide, by testing 
vehicles, seat belts and airbags for them.  There is no distribution of any type from Autoliv.  The majority 
of items stored in this warehouse would be test fixtures, test set-up fixtures, portions of vehicles and 
vehicles.  Items being transferred from one location to another would most likely be a smaller truck or a 
large van.   Live air bags are sometimes at the facility; however, once they are deployed there is no 
hazardous materials risk. Autoliv is very familiar with hazardous materials and how to handle them. 

 
Since there were no further questions, Mr. Beckett closed the public hearing at 8:34 p.m. 

 
Moved by Ms. Hurt-Mendyka to recommend to City Council approval of SLU 04-05, Gregory Erne, 
REDICO, to allow a light industrial use as a principal use on a site proposed to be zoned to T&R, 
Technology and  Research  district.    The  approval  shall  be  conditioned  on  the  City  Council 
rezoning the site from B-2 District to T&R District as requested in RZ 04-01.   The property is 
located at 3900 Joslyn Road (Sidwell No. 14-04-476-012).  This is to include the discretionary 
findings of fact found in Mr. Cohen’s letter dated March 11, 2004. 
Supported by Mr. Kresnak. 

VOTE: Yes: Beckett, Beidoun, Hurt-Mendyka, Kresnak, Luenberger, McKissack, Ouellette, 
Peirce, Verbeke 

No:  None 
Motion Carried (9-0) 

 



 

Excerpt 
The City of Auburn Hills 

 Regular City Council Meeting June 7, 2004 
 
CALL TO ORDER: by Ms. Harvey-Edwards at 6:30 p.m. with the Pledge of Allegiance. 
 
LOCATION:    City Council Chambers, 1827 N. Squirrel Road, Auburn Hills MI 48326 

ROLL CALL:  Present. Mayor Harvey-Edwards, Mayor Pro Tem Pillsbury, Council Members Kittle, 
Knight, Luenberger, McDonald, Newkirk 

                         Absent. None 
                Also Present. Acting City Manager Culpepper, Assistant City Manager Tanghe, Assessor 

Bennett, City Clerk Shannon, Community Development Department Director 
McBroom, Community Development Department Executive Assistant Johnson, 
Deputy Director of the Department of Public Works Melchert, Economic 
Development Manager Miller, Fire Chief Walterhouse, Fleet Manager Skinner, 
Police Chief Olko, City Engineers Hiltz and Westmoreland, Brownfield 
Redevelopment Authority Chair Capen, Tax Increment Finance Authority Chair 
Bennett, City Attorney Beckerleg 
47 Guests 

10.  NEW BUSINESS 
10a.  RZ 04-01, Gregory Erne, REDICO;  
10b.  SLU 04-05, Gregory Erne, REDICO  
Mr. McBroom presented the requests for approval to rezone property located east of Joslyn Road, 
between Pacific and Taylor Road from its current classification of B-2, General Business, to T&R, 
Technology and Research and for Special Land Use approval to allow a light industrial use as a principal 
use on a site proposed to be zoned to T&R, Technology and Research, located at 3900 Joslyn Road.  He 
explained the applicant seeks to utilize the Food Town building (14-04-476-012) as a light industrial use 
(warehouse facility), which would require a special land use permit in the T&R District. The permit would 
only apply to the Food Town parcel and not the whole site. Mr. McBroom noted the Planning 
Commission, at their meeting of March 18, 2004, considered and recommended approval of both 
applications. 
 
Mr. Gregory Erne, REDICO, briefly presented the concept plan for the site.  He explained the site will be 
cleaned up and prepared for marketing efforts, and the buildings will be recreated into more of a research 
and development style. 
 
Mr. Kittle requested to abstain from the vote on the Special Land Use application because the prospective 
tenant is a business competitor. 
 
Mr. Knight moved to allow Mr. Kittle to abstain from voting on SLU 04-05, Greg Erne, REDICO, 
because of a business competitor relationship with the potential tenant of the site. 
Supported by Mr. Pillsbury. 
VOTE: Yes: Harvey-Edwards, Kittle, Knight, Luenberger, Pillsbury 
 No: McDonald, Newkirk 
RESOLUTION NO. 04.06.164 Motion carried (5-2) 
 
Moved by Mr. Luenberger to accept the Planning Commission’s recommendation and approve RZ 
04-01, Gregory Erne, REDICO (Sidwell Nos. 14-04-452-016, 14-04-476-011, and 14-04-476-012) from 
B-2 to T&R District, to be know as Ordinance No. 734. 
Supported by Mr. Pillsbury.  
VOTE: Yes: Harvey-Edwards, Kittle, Knight, Newkirk, Luenberger, McDonald, Pillsbury 
 No: None 
RESOLUTION NO. 04.06.165 Motion carried (7-0) 
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Moved by Mr. Pillsbury to accept the Planning Commission’s recommendation and approve SLU 
04-05, Greg Erne, REDICO to allow a light industrial use as a principal use on a site zoned T&R, 
Technology and Research district. The property is located at 3900 Joslyn Road (Sidwell No. 14-04-
476-012). This is to include the discretionary findings of fact found in Mr. Cohen's letter dated 
March 11, 2004. 
Supported by Mr. Luenberger. 
 
Addressing questions from Council, Mr. Erne noted: 

 Mr. Doran requested the wall be extended around the detention basin because of the proliferation 
of trash blowing into the adjacent subdivision.  REDICO’s position is that the need will be 
investigated, but because of the change in the use of the property, and REDICO’s commitment to 
higher standards than retail uses, landscaping is being proposed as an alternative. 

 REDICO will independently patrol to eliminate overnight truck parking. 
 
VOTE: Yes:  Harvey-Edwards, Knight, Newkirk, Luenberger, McDonald, Pillsbury 
 No:  None 
 Abstain: Kittle 
RESOLUTION NO. 04.06.166 Motion carried (6-0) 
 





























Planning Commission  Agenda  

July 12, 2017 Meeting Agenda Item No. 5c. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  July 5, 2017 

Subject:  Public Hearing / Motion – Adopt Amendment to the Master Land Use Plan 
    1500 and 1700 Brown Road 
 
INTRODUCTION 
The attached amendment to the Master Land Use Plan has been drafted for the Planning Commission’s final approval.  
The amendment would change the land use classification of the City’s DPW facility (1500 Brown Road) and 
Oakland County’s Animal Shelter and Pet Adoption Center (1700 Brown Road) from public to non-residential. 
 
The amendment was distributed to adjacent municipalities, Oakland County, SEMCOG, and utilities for comment per 
State Law.  On June 6, 2017, the Oakland County Coordinating Zoning Committee endorsed the Oakland County 
Planning Department’s staff report which found that the amendment was “not inconsistent” with the plan of any of our 
surrounding communities. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The purpose of the amendment is to facilitate the rezoning of 1700 Brown Road from R-1, One-Family Residential District 
to either I-1, Light Industrial District or I-2, General Industrial District in the future.  Oakland County plans to relocate the 
animal shelter to a new 35,000 square foot facility, currently under construction in the City of Pontiac, sometime later this 
year.  Oakland County anticipates selling 1700 Brown Road in the future to allow it to be redeveloped into one or more 
industrial building sites. 
 
 

Aerial photo of the property 

SITE 

http://www.clker.com/cliparts/0/o/K/m/i/y/north-arrow-orienteering-md.png
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CURRENT ZONING 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CURRENT MASTER LAND USE PLAN 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
RECOMMENDED ACTION 
Staff recommends approval.  The proposed change will be consistent with the future land use classifications of adjacent 
and surrounding properties in both the City of Auburn Hills and Orion Charter Township. 
 
 

 
 

 
Note:  Per State law, a 2/3 majority of the Planning Commission as a whole  
(six affirmative votes) is required to adopt an amendment to the master plan. 

 

I-2 
I-1 

R-1 B-2 

LF-5 

Primarily zoned – Industrial Park (IP) 

(Orion Charter Township) 

LF-11 

T&R 

Zoning Map Excerpt 

Public 

Non-Residential 

Master Plan Excerpt 

Future land use classification - Research / Light Industrial 

(Orion Charter Township) 

Recommended Action: 
“Move to adopt the enclosed amendment to Master Land Use Plan to change the land 

use classification for 1500 and 1700 Brown Road from public to non-residential.” 
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Planning Commission 
Public Notice 

 

 

Meeting Date, Time,  
and Location: 
 

Wednesday, July 12, 2017 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Nature of the Request: PUBLIC HEARING 
Approval of proposed amendment to the City’s Master Land Use Plan 
 
The amendment would change the land use classification of the City’s DPW facility 
(1500 Brown Road) and Oakland County’s Animal Shelter and Pet Adoption Center 
(1700 Brown Road) from public to non-residential. 
 

City Staff Contact: Steven J. Cohen, AICP 
Director of Community Development - 248-364-6941 
 

 
The proposed amendment is available for inspection prior to the meeting at the Community Development 
Department, located in the municipal campus at 1827 N. Squirrel Road, Auburn Hills, MI 48326, during regular 
City business hours.   
 
Persons wishing to express their views may do so in person at the meeting, or in writing addressed to the 
Planning Commission c/o Steve Cohen, Director of Community Development at the above address. 
 
Anyone planning to attend the meeting who has need of special assistance under the Americans with 
Disabilities Act (ADA) is asked to contact the City Clerk's Office at 248-370-9402 or the City Manager's Office 
at 248-370-9440 - 48 hours prior to the meeting.  Staff will be pleased to make the necessary arrangements. 
 

 



34000 Plymouth Road  |  Livonia, MI 48150
p (734) 522-6711  |  f (734) 522-6427

Engineering Advisors

Advancing Communities



















 

 

Steven Cohen, Director of Community Development 
City of Auburn Hills 
1827 N. Squirrel Rd. 
Auburn Hills, MI 48326 
 
June 1, 2017 
 
Dear Mr. Cohen, 
 
On behalf of the City of Rochester Hills Planning Commission, we would like to applaud 
Auburn Hills for their efforts as part of the City’s Master Plan amendment. Recognizing the 
need to revisit the plan to keep it current is of vital importance to ensure a sustainable and 
desirable community. 
 
The amendment is to change two parcels on the south side of Brown Rd. from public to 
non-residential, which is in keeping with the character of the surrounding area. The 
proposed plan amendment continues to be consistent with and complementary to the 
plans of Rochester Hills.  
 
We hope that Auburn Hills will continue to keep open the lines of communication, 
particularly as they apply to planning along our shared borders. The City of Rochester Hills 
expects to update our master plan in 2018 and will look for Auburn Hills’ input at that time.  
 
We look forward to our continued success and working with you in the future. 
 
Sincerely, 
 
 
 
Sara Roediger, AICP 
Planning & Economic Development Director 
 
cc: Tina Barton, Rochester Hills Clerk 
 Kristen Kapelanski, Oakland County Senior Planner 
 Adam Kochenderfer, Oakland County Commissioner 
 Doug Tietz, Oakland County Commissioner 





 

 

 

The City of Auburn Hills 

City Council Meeting 

Minutes - Excerpt 

May 22, 2017 

 

CALL TO ORDER: Mayor McDaniel at 7:00 p.m. 

LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI 48326 

Present: Mayor McDaniel, Council Members Burmeister, Hammond, Kittle, Knight, 
Mitchell, and Verbeke. 

    Absent: None 

Also Present: City Manager Tanghe, Assistant City Manager Grice, City Attorney 
Beckerleg, Police Chief Olko, Deputy Clerk Pierce, Assistant City Planner Keenan, 
Senior Services Director Adcock, DPW Director Melchert, Recreation Director 
Marzolf, Management Intern Thomas.  

   18 Guests  

 

9c. Motion – Accept Planning Commission’s Findings and Grant Staff Permission to Distribute the Draft 
Amendment to the Master Land Use Plan / 1500 and 1700 Brown Road  

Mr. Keenan explained the amendment to change the land use classification of the City’s DPW Facility and 
the Oakland County Animal Shelter and Pet Adoption Center from Public to Non-Residential.  He stated 
that the use would match the surrounding parcels both in the City and Orion Twp.  The purpose of the 
amendment is to facilitate the rezoning of Brown Road in August, 2017.  He stated that staff and the 
Planning Commission recommends approval of the draft amendment since the proposed change will be 
consistent with the Future Land Use Plan classification of the adjacent and surrounding properties in Auburn 
Hills and Orion Twp,  

 

Ms. Verbeke noted that this is just an excerpt from the Master Plan.  She questioned if the entire Master 
Plan for that area will be redone.  Mr. Keenan confirmed that it would be done in the future. 

 

Moved by Hammond, Seconded by Knight: 

RESOLVED: To accept the Planning Commission’s findings and grant staff permission to 
distribute the draft amendment to the Master Land Use Plan, as proposed, per State law 
requirements. 

VOTE: Yes:  Burmeister, Hammond, Kittle, Knight, McDaniel, Mitchell, Verbeke 

  No: None 

Resolution No. 17.05.088       Motion Carried (7 - 0) 

 



 
 
 
 
 
1. CALL TO ORDER: Planning Commission Chairperson Ouellette called the meeting to order at 7:00 p.m. 
 
2. ROLL CALL:   Present:  Beidoun, Burmeister, Ouellette, Mendieta, Pederson, Pierce 
     Absent:  Hitchcock, Ochs, Shearer 

     Also Present:  Assistant City Planner Keenan and Recreation Director Marzolf 
    Guests:  13 

 
 
7.  NEW BUSINESS:  
 
7a.  Draft Amendment of Master Plan (7:30 p.m.) 
 Motion – Support the Draft Amendment to the Master Land Use Plan in Concept and Forward to the City 

Council Requesting Permission to Distribute Per State Law / 1500 and 1700 Brown Road 
 
Mr. Keenan stated that the packet contains an amendment to the Master Land Use Plan that has been drafted 
for the Planning Commission’s approval in concept.   
 
The amendment would change the land use classification of the City’s DPW facility located at 1500 Brown Road 
and Oakland County’s Animal Shelter and Pet Adoption Center located at 1700 Brown Road from public to non-
residential. 
 
The use would match the non-residential use classification of the surrounding parcels, including the parcels on 
the north side of Brown Road, in Orion Township. 
 
The purpose of the amendment is to facilitate the rezoning of 1700 Brown Road from R-1, One-Family 
Residential District to either I-1, Light Industrial District or I-2, General Industrial District in August 2017.  The 
industrial zoning classification would be consistent with the surrounding industrial zoned parcels in the City and 
in Orion Township. 
 
Oakland County anticipates selling 1700 Brown Road once they relocate the animal shelter to a new facility in 
the City of Pontiac and the change would enable them to effectively market the property for redevelopment as 
an industrial building site.  
 
This is the first step in a 2-½ month process with the goal of finishing up in July.   
 
Mr. Keenan added that the staff recommends approval of the draft amendment since the proposed change will 
be consistent with the future land use classifications of adjacent and surrounding properties in both the City of 
Auburn Hills and Orion Township. 
 
Mr. Ouellette asked if the DPW will relocate. 
 
Mr. Keenan stated that there is nothing planned at this time but it could be considered if the right opportunity is 
presented to the City.  
 
Mr. Beidoun questioned the school district in this area. 
 
Mr. Keenan clarified that it is the Pontiac School District.    
 
Mr. Burmeister questioned if there would be any future opposition with this property. 
 

 

CITY OF AUBURN HILLS 
PLANNING COMMISSION 

MINUTES 
May 10, 2017 

 
 



Auburn Hills Planning Commission  
May 10, 2016 
Page 2 of 2 
 
Mr. Keenan clarified that staff does not anticipate any opposition in the future with this property since the  
proposed change will provide consistency in land use and provide an opportunity to add more industrial 
buildings in the future.   
 
Motion made by Mr. Pierce to move to support the land use classification change within the Master Land 
Use Plan, in concept, for 1500 and 1700 Brown Road from public to non-residential and forward the draft 
amendment to the City Council for permission to distribute to adjacent governmental agencies, utilities, 
and Oakland County for review and comment per State law. 
Supported by Mr. Mendieta 
 
VOTE:  Yes:  Beidoun, Burmeister, Ouellette, Mendieta, Pederson, Pierce 
     No:  None        Motion Carried (6-0) 
 
 



40.8 Acres

22.4 Acres

Oakland County Parcel

Estimated Buildable Area

12.1 Acres
Auburn Hills DPW Facility
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