
AGENDA 

The City of Auburn Hills 
Special Planning Commission Meeting 
Wednesday, June 15, 2016  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 - none 
 
5. PETITIONERS - none 
 
6.  OLD BUSINESS 
 
6a. Northeast Corner Neighborhood Master Plan 

Public Hearing / Motion – Support the Draft Amendment to the Northeast Corner Neighborhood Master 
Plan in Concept and Forward to the City Council Requesting Permission to Distribute Per State Law 

 
7.  NEW BUSINESS 
 
8.  COMMUNICATIONS 
 
9.  NEXT SCHEDULED MEETING – Wednesday, June 29, 2016 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 11, 2016.  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. 
 



Planning Commission Agenda 

June 15, 2016 Meeting Agenda Item No. 6a. 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  June 9, 2016 

Subject:  Public Hearing / Motion – Support the Draft Amendment to the Northeast Corner Neighborhood Master Plan 
in Concept and Forward to the City Council Requesting Permission to Distribute Per State Law 

 
INTRODUCTION 
After obtaining considerable public input at meetings held on January 19, 2016, February 16, 2016, and March 16, 2016, 
the attached amendment to the Northeast Corner Neighborhood Master Plan has been drafted for the Planning 
Commission’s approval in concept. 
 
Although not required per State Law, this public hearing has been scheduled to allow the formal receipt of public 
comments prior to the amendment moving through the final steps of the adoption process.  
 
Changes proposed to the master plan remain the same as discussed at the previous public hearing held on March 16th, 
with one addition.  The Rochester Soccer Club (RSC) has requested that the Planning Commission amend the City’s land 
use designation for their property from “single family residential” to “non-residential transitional.”  The request would 
facilitate an anticipated eastern expansion of their existing soccer facility.  It is noted that this designation would also allow 
clean industrial development on the site if RSC were to decide to vacate the property in the future. 
 
NEXT STEPS 
Staff anticipates this draft amendment will cycle through the planning process by late September 2016. 
 

Date 
State Law 
Requires 

Action 

January 19, 2016 No 
The Planning Commission holds neighborhood visioning meeting.  Over 2,000 postcards 
sent to property owners and occupants of properties within the NE Corner. 

February 16, 2016 No 
The Planning Commission reviews input received at the neighborhood visioning meeting.  
Reviews potential changes to the master land use plan. 

March 16, 2016 No 
The Planning Commission holds public hearing regarding draft master plan amendment.  
Notice placed in Oakland Press.  Action delayed to date uncertain. 

June 15, 2016 No 
The Planning Commission holds public hearing regarding draft plan master plan 
amendment.  Notice placed in Oakland Press. Courtesy notice also sent to properties 
within a 1,000 foot radius of KCC and RCC properties. 

July 11, 2016 Yes 
The Planning Commission submits the revised draft plan to the City Council for review 
and comment.  The City Council is requested to grant permission to distribute the draft 
plan to adjacent municipalities, Oakland County, SEMCOG, and utilities for comment. 

August 23, 2016  Yes 
The Oakland County Zoning Coordinating Committee conducts an advisory review of the 
proposed amendment on August 23, 2016.   

September 14, 2016 Yes 

The Planning Commission anticipates conducting the final public hearing.  Final notice 
will be placed in the Oakland Press and sent to adjacent municipalities, Oakland County, 
SEMCOG, and utilities at least 15 days prior to the hearing. The Planning Commission 
would adopt the amendment at this meeting. 

September 26, 2016 Yes Amendment formally received and filed by the City Council 

 
RECOMMENDED ACTION 
Staff recommends approval. 
 

Recommended Action: 
“Move to support the draft amendment to the Northeast Corner Neighborhood Master Plan in 
concept and forward the requested change to the City Council for permission to distribute to 

adjacent governmental agencies, utilities, and Oakland County for review per State law. 



   

 

 
Draft Amendment to the City of Auburn Hills  
Master Land Use Plan 
Northeast Corner Neighborhood Master Plan 
 
Back in July 2000, a planning process for the Northeast Corner Neighborhood was 
initiated by the City due to the community’s dissatisfaction with the housing density 
permitted under the zoning at the time. 

 
The Northeast Corner Neighborhood is the area bounded to the north by Dutton Road, south by Walton Boulevard, 
west by M-24, and east by the City of Rochester Hills border. 
 
The planning study came on the heels of the City’s approval of a single-family subdivision that met all ordinance 
requirements.  Many property owners and City officials expressed two primary concerns about that project: 1) it was 
too dense for the area; and 2) the mass grading needed to level the site required the removal of hundreds of trees. 
 
The main concern back then was that the Northeast Corner Neighborhood was one of the few natural or “rural” 
areas left in the City and that the atmosphere of the area would be destroyed if the City did not alter its existing land 
use policy.  As a result, the City held workshops to determine what the community wanted the area to look like in 
the future.  Property owners were encouraged to express their opinions throughout the planning process. 
 
In the end, it was clear to City officials that the majority of those involved in the process wanted the housing density 
lowered to preserve the neighborhood’s open space and natural features.  In April 2001, the Planning Commission 
adopted a new master plan which accomplished those goals.  Upon adoption, the majority of the property in the 
neighborhood was rezoned to implement the new policy.  It is noted that changes to both the master plan and 
zoning ordinance included provisions allowing the clustering of housing units and increased density, as a financial 
incentive for home builders to permanently preserve open space. 
 
Fast forward 15 years.  On January 19, 2016, the City held a visioning meeting with the neighborhood at a local 
church to discuss some potential tweaks envisioned to the original plan.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This process to update the plan follows a parcel specific change to the neighborhood plan in November 2015 that 
facilitated a density increase for a housing development proposed by Moceri Companies called Villa Montclair. 
 

Photo taken at the neighborhood visioning meeting held on January 19, 2016 
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As a result of the input received at public meetings held on January 19, 2016, February 16, 2016, and March 16, 
2016, the Planning Commission drafted the following amendments to the Northeast Corner Neighborhood Master 
Plan: 
 
First, allow a slight increase in the housing density incentive to encourage developers to save open space, 
woodlands, and other natural features.  It works by allowing the clustering of homes, which leaves excess land as 
permanently preserved open space.  An increase from 2.5 to 3.0 homes per acre is proposed to the current policy 
to help make the open space development option more attractive to home builders, as shown below.  The 
existing requirement that caps conventional developments at 2.0 homes per acre would remain in place. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Second, allow attached duplex-style units in only open space developments similar to those constructed in 
the Arbor Cove and Auburn Grove condominium projects, as shown below. 
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Third, change the master plan designation from “single family residential” to “single family residential transitional” for 
the properties adjacent to the Shimmons Road curve, near the Oakland Christian School in the location shown 
below.  The amendment will allow an open space development with attached duplex-style units and an increase in 
housing density from 2.5 to 3.5 homes per acre (not to exceed 28 homes).  The increase in density is being provided 
as a financial incentive for the property owners to dedicate their land, at no cost to the City, so that the City may 
improve the curvature of that portion of the road in the future. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fourth, change the master plan designation from “single family residential” to “non-residential transitional” for the 
Kensington Community Church (KCC) and Rochester Soccer Club (RSC) properties, which are located east of Bald 
Mountain Road and south of Dutton Road (shown below).   
A. KCC has requested the amendment due to the results of methane testing on the site, reports of a closed landfill 

on the property, and consideration of adjacent industrial land uses.  This change would allow “clean industrial” 
development on the property similar to the VAST building located across the street, west of Bald Mountain 
Road.  No vehicular access would be permitted to Bald Mountain Road and high quality development with 
extensive landscape greenbelts would be required.  

B. RSC has requested the amendment to allow an anticipated expansion of their soccer facility on the east side of 
their existing parking lot. The master plan designation would allow “clean industrial” development if RSC were to 
decide to vacate the site in the future. 
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Computer rendering created which shows how the properties could be redeveloped  



   

 

 
 
The map below illustrates the proposed changes along with minor adjustments to the planned ROW widths for 
Dutton Road, Tienken Road, N. Squirrel Road, and M-24. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Changes 

#1 and #2 

Change 
#3 

Change 
#4 
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Planning Commission 
Public Notice 

 

Meeting Date, Time,  
and Location: 
 

Wednesday, June 15, 2016 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 - Review of proposed amendments to the City’s Northeast 
Corner Neighborhood Master Plan 
 
The following amendment is being considered within 1,000 feet of your property: 
Change the master plan designation from “single family residential” to “non-residential 
transitional” for the former Kensington Community Church and RSC properties (Sidwell 
Nos. 14-01-100-026 thru 029), which are located east of Bald Mountain Road and south 
of Dutton Road.   
 
Kensington Community Church has requested the amendment due to the results of 
methane testing on the site, reports of a closed landfill on the property, and consideration 
of adjacent industrial land uses.  This change will allow “clean industrial” development on 
the property similar to the VAST building located across the street, west of Bald 
Mountain Road.  No vehicular access will be permitted to Bald Mountain Road.  High 
quality development with extensive landscape greenbelts would be required. 
 
RSC has requested the amendment to allow an anticipated expansion of their soccer 
facility on the east side of their existing parking lot. The master plan designation would 
allow “clean industrial” development if RSC were to decide to vacate the site in the 
future. 
 

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

 
The proposed amendments are 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. 
 

 

Dutton Road 

SITE 

Location Map 



                                                   

 

Rochester Soccer Club 
1460 Walton Blvd., #203 

Rochester Hills, Michigan 48309 
(248) 650-0113 

www.rscsoccer.org 

Equal opportunity for all youth to have fun, learn skills and appreciate the beauty of soccer 

 
 
May 20, 2016  
 
Steve Cohen 
Director of Community Development 
City of Auburn Hills Planning Commission 
1827 North Squirrel Road 
Auburn Hills, MI 48326 
 
RE: Proposed change to the Master Plan (NE Corner of Dutton & Bald Mountain Roads) 
 
To whom it may concern, 
 
RSC is a non-profit 501c(3) company which was established in 1978. We have been serving the local 
community for the last 38 years by offering wellness programs to our children.  The soccer programs we 
offer are for varying skill levels and ages (preschoolers to High School students). All total our 
organization satisfies the needs of over 3,200 youth soccer players in the local communities which also 
makes us one of the largest soccer clubs in the state of Michigan. 
 
RSC currently owns 28 acres on Dutton Road between Squirrel and Bald Mountain Roads. To meet the 
needs of our members we are interested in expanding our development. We feel that changing the 
designation of our property from residential to nonresidential transitional on the Master Plan and 
subsequently rezoning the property to T&R, Technology and Research District will give us the flexibility 
to meet our expansion needs. 
 
We would like to develop additional soccer fields on our property. The addition of more soccer fields will 
allow us to better maintain our existing fields by resting (i.e. not using) more fields than we currently do. 
This has the benefit of increasing the longevity of the fields and creating a better surface for our kids to 
play on. 
 
In conjunction with our new development we would like to incorporate field lighting into the design. We 
have identified the north eastern section of our property as the location for the lights and our intent would 
be to use the lighting on two fields.  
 
Daylight hours are a limiting factor in our business operations. By incorporating lighting, we will be able 
to offer a more controlled experience to our members which will increase the safety for our kids and 
provide greater value added services while outdoors.  
 
Changing the Master Plan to from residential to nonresidential transitional will give us the flexibility 
needed to meet our organization’s future growth plans. 
 
Sincerely, 
 
 
Scott Heath 
Treasurer 





 

 

March 4, 2016 

 

To:    Steven J. Cohen, AICP 
       Director of Community Development 
  City of Auburn Hills 
 

RE:  3178 Shimmons Rd. – Density Change 

 

Mr. Cohen: 

I am writing this letter to inform you that I would like the City of Auburn Hills to proceed forward with 
the possible density change for the above mentioned property.  I believe that this change would be a 
positive for City if the property was developed by increasing the tax base for the community.  Whether 
the property is used for a new development or develop for my personal use, the City will benefit from 
the eventual Shimmons Rd. improvements that will eventually happen at the site.  

Feel free to contact me with any questions you may have. 

Sincerely, 

Darren Audia 

 



 
Excerpt 

CITY OF AUBURN HILLS 
PLANNING COMMISSION  

MINUTES 
March 16, 2016 

 
1.   CALL TO ORDER:   Planning Commission Chairperson Ouellette called the meeting to order at 7:02 p.m. 
 
2.   ROLL CALL OF PLANNING COMMISSION: 
 Present:  Beidoun, Burmeister, Hitchcock, Justice, Mendieta, Ochs, Ouellette, 

Shearer 
 Absent:  Pierce 

Also Present:  Director of Community Development Cohen, Assistant City Planner Keenan 
  Guests:        26 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
3.   PERSONS WISHING TO BE HEARD - None 
 
6.  OLD BUSINESS 
 
6a. Northeast Corner Neighborhood Master Plan (7:43 p.m.) 

Public Hearing / Motion – Support the Draft Amendment to the Northeast Corner Neighborhood Master 
Plan in Concept and Forward to the City Council Requesting Permission to Distribute Per State Law. 

 
Mr. Cohen provided an overview of the proposed draft amendments to the Northeast Corner Neighborhood 
Master Plan that are based on public input gathered during the two public hearings held on January 19, 2016 
and February 16, 2016.  He indicated the four proposed changes to the master plan that came out of the two 
meetings.   
 
Mr. Cohen explained the first proposed change would increase the density for open space development from 
2.5 units per acre to 3.0 units per acre.  Currently the City ordinance provides a density incentive from 2 to 2.5 
units per acre for an open space development, which does not appear to be attractive enough to attract quality 
open space developments that preserve open space.  The proposed change would help attract such quality 
open space developments that will preserve open space, woodlands and other natural features residents have 
identified as being important to protect.  The proposed density increase would only apply to open space 
development and not apply to conventional development.   
 
Mr. Cohen indicated the second proposed change is based on the success of the Arbor Cove and Auburn Grove 
open space developments that have attracted new residents to the neighborhood that like the condominium 
lifestyle and duplexes that requires little maintenance for the home owner.  The change would allow attached 
single family duplex-style units but only as part of an open space development. 
 
Mr. Cohen explained the third proposed change relates to the Kensington Church site which has some 
environmental issues.  Staff believes it would be difficult to develop the site as residential do to the facts that 1) 
methane has been detected at the site; 2) that there was a landfill on the site; 3) the site is right across the 
street from the Ajax Industrial; 3) Orion Township Master Plan identifies the properties on the north side of the 
road for as industrial; and 4) the site is surround by industrial uses to the north and west.  It would make more 
sense if the City were able to control future uses on the site through the Master Plan, while making the site more 
productive and could also function as a good transitional use.  If the Master Plan were to change the property 
from residential use to nonresidential transition, implemented through a T & R District where it is mostly office or 
a clean industrial type of use that would be controlled through a planned unit development.  This would enable 
the City to control the things the residents are concerned about, no oil drilling, no outside storage, minimizing 
the truck traffic, possibly getting a use similar to the Strattec Security Corporation building across Bald Mountain 
Road. 
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Mr. Cohen indicated the fourth change relates to the desire to make improvements to the Shimmons Road curve 
near Oakland Christian School, which has been under discussion for a few years.   The problem is that the City 
does not own enough road right-of-way to make the necessary road improvement to improve the curvature of 
that portion of the road in the future.  The City would have to acquire land from the owner of the property at the 
corner.  The thought is that the property owner would provide the City with enough land in exchange for allowing 
an open space development with attached duplex-style single family units and increase the housing density 
from 2.5 to 3.5 homes per acre, not to exceed 28 homes.  It appeared that a majority of the residents in 
attendance seemed to support this change. 
 
Mr. Cohen explained that there were a few other possible changes discussed at the February 16, 2016 that the 
residents did not seem to support, such as allowing non-residential and multiple family uses on bald mountain 
road.  Since there wasn’t support from the residents those items were dropped.           
 
Mr. Cohen indicated that the four proposed changes, if adopted, will be the first changes made to the Northeast 
Corner Neighborhood Master Plan in the last 15 years.  He mentioned the City has gone above and beyond for 
what is required by state law in seeking public input by holding two town hall meetings and a public hearing 
tonight.  However the City believes it is important to let its residents know what is going on.  If the Planning 
Commission accepts the changes, it would be forwarded to the City Council for their acceptance.  If City Council 
accepts the changes it would be forwarded to Oakland County and the surrounding communities to see if there 
are any objections.   If there are no objections it would come back to the city for a final public hearing and 
adoption.  So the purpose of the public hearing today is to get final comments and answer any questions that 
the Planning Commission may have and then make a decision on how to proceed with these changes. 
 
Ms. Shearer questioned the methane gas and whether it continues to be an issue at this time. 
 
Mr. Cohen responded that it is not a concern as an explosive nature or a hazard to the public, but it is a concern 
due to the consistent readings reported on the Kensington site.  Discussions with environmental experts and the 
State of Michigan indicate the methane gas issue makes it a very difficult situation to develop the Kensington 
location as residential housing.  The next step is to identify what type of productive and appropriate uses would 
serve as an appropriate buffer to the neighborhood.  This started the discussion of clean industrial technology 
and research being a viable option.  The methane gas is not at a dangerous level, but is at a level that would not 
allow for residential development.   
 
Ms. Shearer questioned what type of remediation costs’ would a light industrial business incur for development 
to happen in that area. 
 
Mr. Cohen stated Kensington Church would be best to answer that question.  They have a builder from 
Cunningham Limp advising them. 
 
Ms. Shearer inquired if Kensington Church has any issues at this time with the methane. 
 
Mr. Cohen responded the property is vacant at this time.   
 
Mr. Hitchcock asked for clarification in regards to the presence of methane gas not allowing for residential 
development and if it is based on a marketing standpoint or interest from developers.  Mr. Hitchcock stated from 
a legal standpoint, residential could be developed at the Kensington site.     
 
Mr. Cohen replied they are suggesting it from a marketing standpoint and an understanding of the industry.  The 
site has industrial on three corners and due to the environmental issues it has, it is not ideal for residential.  The 
Planning Commission can choose not to change the Master Plan and leave it as residential; however, we are 
advising and Kensington is requesting the best use for the property would be a non-residential use.  The Master 
Plan is how we control the use and what is deemed appropriate for the neighborhood.   
 
Mr. Hitchcock asked if Mr. Cohen has spoken with any other residential developers since the last meeting.   
 
Mr. Cohen stated yes, they have spoken with residential developers about the property and it was not found 
favorable.  Indication was, it was not a site they would be interested in.   
 
 



Planning Commission Meeting – March 16, 2016 
Page 3 of 11 
 
Mr. Hitchcock said at the last meeting, it was questioned if Pulte or any other developers that had not been 
consulted regarding the development, been made aware since the last meeting. 
 
Mr. Cohen affirmed yes, developers had been consulted and they informed us the site was not favorable for 
residential.   
 
Mr. Hitchcock inquired if Pulte specifically had been consulted. 
 
Mr. Cohen answered Pulte is now in Atlanta.  They are no longer in the Detroit area.  The developers who 
purchased the land from Pulte were consulted.   
 
Mr. Hitchcock questioned the increase in density and how it came about. 
 
Mr. Cohen gave a brief overview of the history regarding the differing density amounts per the Master Plan. 
 
Mr. Hitchcock wondered if there was a concern about the number of units that would be allowed.  He said it 
looked like a large number of units on a piece of land that is not very large. 
 
Mr. Cohen responded these are all very good questions.  He stated it is all relative.  The entire neighborhood 
could have been developed at 3.2 – 3.3 units, but it was down-zoned.  Now developers are allowed to build on 
small lots in exchange for saving the open spaces.  The difference is building homes on larger lots where the 
open space is privately owned, instead the open space is now corporately owned, allowing it to be saved and 
not destroyed.  It allows for a way to control saving the trees and also have quality development occur in the 
City. 
 
Mr. Hitchcock inquired about the Shimmons Road curve.  There was discussion at a previous meeting about the 
City purchasing a small strip of land or having discussion with Oakland Christian regarding the strip of land.  He 
asked if any contact has been made, or has conversation taken place with Oakland Christian at this time. 
 
Mr. Cohan responded the school would not be approached until the Planning Commission and City Council 
were satisfied with the change. 
  
Ms. Ochs questioned the ramifications if the zoning was not changed, specifically with the Kensington site. 
 
Mr. Cohen responded there is a difference between the Master Plan and zoning.  At this time we are setting the 
stage with the Master Plan for the future; thereby, allowing the Planning Commission and City Council to change 
zoning that is consistent with the Master Plan.  If the change is made at this time for the Kensington site to 
change from Residential to Non-Residential, it allows Kensington Church to work with their designated builder to 
find a clean, industrial, high-tech tenant.  There is market demand in Auburn Hills for this type of high-tech, 
clean industrial development.  Mr. Cohen then explained the process if the Master Plan is changed to Non-
Residential. 
 
Ms. Shearer inquired if an assisted living development for that location would fall under light industrial. 
 
Mr. Cohan answered it depends on what the City wants to limit.  In a T & R district you can build assisted living if 
you have more than ten acres, which this site does have.  However, that is not what we are asking them to do.  
We envision a clean industrial headquarters type of facility.  It would benefit the City in multiple ways.  Mr. 
Cohen said discussion has occurred with a couple of assisted living developers, one just recently.  When they 
were at the site, it did not meet any of their desires due to the aesthetics of that corner.  The neighborhood was 
beautiful, but the corner with Ajax, Dutton Corporate and the landfill was not a place they wanted to invest in. 
 
Mr. Hitchcock asked how light industrial would benefit the City more than a residential development.  He 
questioned if a tax abatement is given to a light industrial development, would it be a better option than a 
residential development. 
 
Mr. Cohen referenced the prior discussion and how it is not ideal for residential.  Also, both Kensington Church 
and City staff believe it is not appropriate for residential.  In response to how it is better, Mr. Cohen discussed a 
report that was given to City Council regarding the tax revenues gained by these high tech users.  Even with tax 
abatements, tax revenues are fifteen times what the underlying zoning allows.  Looking at a services impact to 
the neighborhood, light industrial has less impact, less responses for police and fire than subdivisions.  Given 
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the fact that the property has the issues discussed earlier, we are trying to steer the development in a direction 
the City believes is appropriate for that area, but also to protect the neighborhoods to the south.  Comments 
from the residents to the south have been no loud noises, no bright lights and no outside storage.  Those are 
things we try to control through a PUD process with a clean industrial development. 
 
Mr. Hitchcock stated his understanding from the meetings was that the consensus of the residents on Bald 
Mountain preferred a residential use over a light industrial.   
 
Mr. Cohen referred to the consensus of the meetings on the overhead slides.  He stated the majority of the 
tables understood the issues related to the Kensington site and that it was not suitable for residential.  You are 
correct regarding the responses of the residents in regards to the properties south of the Kensington site.  They 
were very clear to leave it low density residential and they did not want it to change.  Based on those responses, 
the staff and Planning Commission respected that and did not move forward with a change for the properties 
south of the Kensington site.  Mr. Cohen wanted to clearly state, the Kensington site is not suitable for 
residential.   
 
Mr. Hitchcock remembers a number of residents at the last meeting voiced their opinion for the Kensington site 
to remain residential.    
 
Mr. Cohen clarified the first meeting had over 100 in attendance with the last meeting having approximately 30.  
There were people that voiced their opinion of wanting the Kensington property to remain residential.  We 
respect their opinion and realize there is a difference of opinion. 
 
Mr. Ouellette referenced at the last meeting a couple of residents stating, if it worked at Atlas on Dutton, why 
wouldn’t if work here.  It was also noted because of the location of the property being in Pontiac Schools, it 
wouldn’t fit for a residential use.  Mr. Ouellette stated that the location, the school district and the condition of the 
property all negatively impact the Kensington site for a residential user.  He also indicated Moceri looked at that 
location and chose to not develop on the site. 
 
Mr. Cohen stated in a public meeting, Mr. Moceri was asked why he did not pick the Kensington site to develop 
on.  He answered, I was at the site and I got physically ill.  Mr. Cohen stated the fumes from Ajax across the 
street was a concern for the soccer club developing and for the children playing there. 
 
Ms. Shearer asked why a corporate headquarters would want to build there. 
 
Mr. Cohen responded with a corporate headquarters the people are inside most to the time.  Mr. Cohen also 
said Mr. Moceri is just one person’s opinion.  If you talk to others, you may get a different viewpoint.  We are not 
basing our opinion on Mr. Moceri, but on the facts, the market and the environmental conditions. 
 
Mr. Hitchcock asked if RSC had an understanding that the allowed uses adjacent to them might be changed 
over time.   
 
Mr. Cohen answered the soccer club was developed a few years ago and these issues are coming up now, so 
mostly likely they were not aware of any potential change.  The soccer club’s property was part of a proposed 
mega church.  The mega church was bigger than any industrial building that would fit in the current site.  The 
site was originally proposed as a Non-Residential use, it just fit into the Residential category.  When RSC 
purchased their property, they understood the property next to them could be a variety of things.  They can’t 
control what happens on the property next door, it all depends on what the City feels is appropriate for the 
location as they move forward with the Master Plan and zoning.   
 
Mr. Hitchcock states a large investment was made by RSC on their development and questioned a large 
industrial building being located next door, but defers to RSC to state their own opinion on the matter.   
 
Ms. Ochs inquired what the building height would be if the property is rezoned to light industrial.   
 
Mr. Cohen replied typically the building height would be capped at 50 feet, but a lot of them are being developed 
between 40 and 50 feet.  Cunningham Limp could address this issue.  The site in question is higher and then it 
drops off with all the trees.  The Kensington property is the highest point in that area.  
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Ms. Ochs asked if the 40 to 50 foot height is based on the current grade or would the grade be changed and 
also, are there variances allowing them to go higher than the 40 to 50 feet.   
 
Mr. Cohen said we do not know what the grade will be or if they would mass grade the site.  Mr. Cohen did not 
feel it would be fair to speculate, but it’s possible the height could go lower or higher it all depends on how they 
have to balance the site.  Staff would work to have the building located closer to Dutton Road so the building 
would be further away from the neighborhood.   
 
Mr. Ouellette asked about the restrictions proposed for the development and wanted further clarification about 
them. 
 
Mr. Cohen responded the Master Plan would be a guide, but also a more specific Planned Unit Development 
agreement would be drafted along with the site plan.  The zoning, which is different from the Master Plan, is how 
it would be implemented.   
 
Mr. Ouellette Inquired if it would be the same as the development across the street, with a PUD overlay. 
 
Mr. Cohen replied yes, but it be a more restrictive PUD than the Dutton Corporate Center.  
 
Mr. Ouellette asked about the boundaries for the Shimmons Road curve issue. 
 
Mr. Cohen clarified the boundary is everything to the border of Woodgrove.   
 
Mr. Ouellette stated, hypothetically the number of units would be 28, but does it only include the two properties. 
 
Mr. Cohen affirmed it included just the two properties.  The third property is not participating, although the 
Master Plan does include the third property, so if they wish to participate in the future, they can.  The Master 
Plan change limits the development to 28 units, with a density increase to 3.5 units per acre and allows for 
attached duplex units.  The only way the change is allowed is if they provide the right-of-way to the City. 
  
Mr. Burmeister inquired if the property to the south of the Shimmons Road curve is multi-family. 
 
Mr. Cohen confirmed, yes it is multi-family.  With the aid of overhead slides, Mr. Cohen gives a brief explanation 
and history of the surrounding properties and neighborhoods located around the Shimmons Road curve 
location.   
 
Mr. Burmeister stated, personally he liked the softer transition and feels it is a good use of the property.   
 
Mr. Beidoun says the Master Plan update would be a breeze if not for the Kensington property and understands 
the resident’s concerns for the proposed change.  He questioned if Kensington Church did not request a change 
in zoning, what is the urgency of changing from Residential to Light Industrial.  Mr. Beidoun also asked if it is 
impossible to still put a residential development at the Kensington location.  He understands the difficulties, but 
is it completely out of the realm of possibility to develop as residential.   
 
Mr. Cohen answered it would be highly unlikely for it to be development as residential.  You could still build a 
church at the location.  The change is being prompted because the City was approached by Kensington Church 
with a request to change the Master Plan.  Representatives are in attendance to explain the reasons behind 
their request for this proposed change.   
 
Mr. Beidoun then clarified his understanding of the request for changing the Master Plan for the Kensington 
property stems from it being better at a marketing and investment standpoint to change it to light industrial. 
 
Mr. Beidoun asked if the Kensington issue could be tabled until a future time or is there an urgency to do it at 
this meeting.   
 
Mr. Cohen inquired what the purpose would be to table the issue. 
 
Mr. Beidoun said some of the Planning Commission are still not comfortable with changing the zoning to Light 
Industrial.  Mr. Beidoun also says he respects the opinion of the residents who reside in that area and who do 
not want to see this change.   
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Mr. Cohen replied the Planning Commission can take their time with the Master Plan, there is no urgency and 
they can seek as much input as they want.  The Planning Commission can amend the Master Plan in whatever 
way they see fit.  However, the City has had a request from the Kensington Church to make a change.  It’s 
appropriate to honor that request and we need to do that in a timely manner.  Mr. Beidoun had a question about 
the proposed change with the cluster development and increasing from 2.5 to 3.5 units per acre.  He asked if 
the number of acres is the only criteria that is being used to approve a clustered development. 
 
Mr. Cohen responded the reason for the increase in units per acre is because staff believes they know what 
right-of-way needs to be received, but it may alter the site so much they may need up to 3.5 units per acre.  It 
may end up only being 3.1 or 3.2 unit type of development.  The Master Plan change is to ensure they obtain 
the 28 units for the development.  Also, the Shimmons-Woodgrove subdivision located next door is developed at 
3.3 units per acre.  This new development will be almost exactly the same density, but with attached units that 
will have more open communal spaces vs private open spaces.   
 
Mr. Beidoun asked for clarification if acreage was the only criteria used to determine approving the cluster 
development.   
 
Mr. Cohen agreed, yes.  He said the only way to do this development is as a PUD though the open space 
development option.  
 
Mr. Hitchcock asked at what point communications would be read into the record.   
 
Mr. Ouellette replied, now.  He stated there was one letter from the Rochester Soccer Club.  He asked the 
secretary to read the communication into the record (see attached).   
 
Chairperson Ouellette opened the public hearing at 8:26 p.m. 
 
Mr. David Heilbrun, 4260 Bald Mountain Road, Auburn Hills stated there is a 25 mile per hour speed limit at 
the Shimmons Road curve.  He asked if the City has an easement on the property allowing them to move the 
road over a little bit that might resolve some of the issue.  Also, south of that location, there is another 90 degree 
turn and no one is talking about that dangerous turn.  There is also one on Bald Mountain Road at Hawkwoods 
that the City does own.  It needs to be changed and no one is talking about it either.  Mr. Heilbrun said it doesn’t 
affect him, but he sees it being pushed through by developers.  With the speed limits being 25, he feels people 
should be able to negotiate the turns, unless they are speeding.  He feels the issue could be resolved with 
proper policing.   
 
Mr. Heilbrun stated he has lived on his property since 1975.  No one has talked or worried about the methane 
gas until 2015.  It is a negative issue by the DEQ and the church was going to build on the property.  He stated 
both the land to the south and the southwest corner all the way to Lapeer was zoned T & R, but they couldn’t 
sell it so it went to Light Industrial.  He discussed the proposed four acre industrial building on the nineteen acre 
property.  He also talked about the different types of development and the issues that could go there.  He said 
Mr. Hitchcock asked him what type of development he would like to see on the property.  Mr. Heilbrun replied a 
city corn field would be nice.  A Farmer’s Market or something natural would be nice also.  The gas problem has 
not been an issue for 40 years until now.   
  
Mr. David Lonier, 1842 Commonwealth, Auburn Hills wanted to bring something to the attention of the 
Planning Commission reflected in the Master Plan and the direction things are now going with housing.  He 
discussed housing going from less dense to higher density with single family residential and the freedom to live 
on your own property and do with it what you want, as long as you don’t harm anyone else.  That was the 
original philosophies of America and today things are changing.  We now have compact living and are building 
more and more apartments and putting more houses on less property.  The change is getting rid of single family 
and putting everyone in stack and pack housing.  He gave some documents for the Planning Commission 
regarding two philosophy’s regarding the government approach to property and what government should and 
should not do.  One approach is where government knows everything and they know what is best.  Government 
can tell everyone what to do and the people don’t have any choice at all.  The other approach is that people can 
do whatever they want as long as they don’t harm anyone and this is the American System, designed by the 
founding fathers.  Mr. Lonier left information for the Planning Commission to read and review.  
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Mr. Rick Rattner, Williams, Williams, Rattner & Plunkett, 380 N. Old Woodward, Birmingham requested to 
change the focus back to the Master Plan because much of the conversation is way ahead of the game.  The 
Master Plan is required under state law for proper zoning and to properly regulate land within the zoning 
ordinance.  Mr. Rattner discussed a history of how zoning ordinances and regulation came about.  Some of the 
zoning ordinances have been very successful and some have been changed.  For example, schools and 
churches have always been placed into neighborhoods under special land use, because we believe we wanted 
communities where we could walk to our church or school.  The history of residential is important, especially in 
master planning.  Mr. Rattner is a representative for Kensington Church.  When you look at a property and how 
government should control how it is being used, it must be based on reasonable principles and the facts that 
relate to that property.  Facts such as size, location, topographical & environmental information.  All of those 
things together tell what is should be used for.  The Kensington property is located across the street from 
industrial, with a landfill next to it on one side and the Rochester Soccer on the other.  A transitional light 
industrial is also in its vicinity.  To the south is residential and their comments should be heard by the board and 
he respects the resident’s opinions.  Mr. Rattner discussed restrictions, for example buffer zones, landscaping 
and height that can be placed on a property when it is being developed.  Mr. Rattner stated Mr. Cohen is going 
overboard to make sure there is transparency in this process.  Mr. Rattner said the issue is not re-zoning, but 
whether it is going to be Residential or Non-Residential.  The re-zoning issue will come in the future.  He said 
the Planning Commission must decide now if the Kensington property is reasonably planned to be Residential.  
He does not believe it is, due to the environmental issue it is a non-starter unless it can be re-zoned.  He 
discussed the issues of the methane gas and how it must be controlled or vented.  It can be controlled or 
vented, but not by residents.  It is a system of venting and maintenance covered under local, state and federal 
laws.  This must be considered in the reasonableness of the property use.  The property is also located on a 
dump.  These are circumstances the owner of the property cannot control.  There must be a set of reasonable 
regulations for the owners to deal with and those are determined by the Master Plan, not by zoning.  He 
discussed the restrictions that can be placed on a development.  Mr. Rattner strongly feels the Master Plan 
should be changed from Residential to some sort of Non-Residential use. 
 
Mr. Steve DeMarais, 3896 Bald Mountain Road, Auburn Hills questioned what year the church bought the 
property. 
 
Mr. Cohen clarified it was bought in 2006. 
 
Mr. DeMarais discussed the environmental issues must not have been a concern when they purchased the 
property.  He understands the recession prevented any development, but now he wonders why they are not 
putting a church on the property.  Mr. DeMarais feels the property should remain the same and a church should 
be built there.  That is what their intention was so what is changing the original intent.  Mr. DeMarais said the 
methane gas is a big smoke screen.  He feels they should still go ahead and build a church. 
 
Mr. David Heilbrun, 4260 Bald Mountain Road, Auburn Hills said at one of the NE Corner meetings, it was 
proposed that a 200,000 square foot building be built on the location, so there must be some idea of what 
company and type of business would being going in there.  He inquired if it is compatible with the area in 
regards to lighting, traffic and noise.  He stated the property to the west was zoned T & R and has never been 
used.  Mr. Heilbrun wonders why the unknown developer doesn’t build on the vacant land to the west.  He 
understands the reasoning and its dollars and cents.  He also feels the methane is a smoke screen.  Mr. 
Heilbrun also confirms the soccer field doesn’t want the development there and would like to see homes built 
there instead.  They bought their property so they would be by big open spaces, not to be jammed in. He feels a 
corn field would look very nice there.   He states a 50 foot building is five stories and that is a big building for an 
industrial development.   He said most industrial buildings are one floor and how do you guarantee is will only be 
one building.  Across the street it was only supposed to be one building and it turned into more.  He inquired if 
the zoning is changed, how do you know what will go in there.   
 
Mr. Ouellette explained the zoning question would be handled down the road.  This is about the Master Plan 
change.   
 
Mr. Heilbrun feels at a loss.  He said, Mr. Hitchcock inquired what they wanted it to be developed as, but the 
property could not stay as nothing.    
 
Mr. Scott Heath, Rochester Soccer Club, 3200 Dutton Road, Auburn Hills feels the proposal is not 
compatible with the surrounding area.  He also stated, when the soccer club was being developed, at no time or 
in any discussions with the City were they informed that the Master Plan might be changed.  They spent a lot of 
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time and money developing their property knowing the property next door would be compatible with their use.  
Being a volunteer organization, it took over 30 years for the club to acquire the money to develop the property.  
They have concerns about the proposed light industrial use.  They have a concern about the height of the 
proposed building and feel it will be a monstrosity.  He discussed the hours of operations and varying shift times.   
 
Mr. Ouellette questioned if RSC had knowledge of the environmental issues and that it was built on a landfill at 
the time they developed.   
 
Mr. Heath replied they did.  They had environmental studies done prior to purchase and were quite aware of 
what was there.   
 
Mr. Hitchcock questioned which way the wind blows across the RSC property. 
 
Mr. Heath stated it depends upon the time of year.   
 
Mr. Hitchcock asked if the program runs seven days a week. 
 
Mr. Heath replied due to the size of their club, they are open seven days a week.  It is irritating to them that 
there will be no buffer between the industrial building and their club.  They went through leaps and bounds to 
create a buffer on the south side of their property.  He feels it’s a double standard to him.   
 
Mr. Hitchcock asked if there are over 3,000 kids in their club. 
 
Mr. Heath answered there are over 3,200 in their program.  They are one of the largest soccer clubs in the State 
of Michigan.   
 
Mr. Hitchcock talked about the additional numbers of parents and siblings. 
 
Mr. Heath confirmed with the number in a given year of participants and their family unit totals over 100,000 
people.  He stated they take great pride in the development of their soccer fields.  
 
Mr. Hitchcock asked if the members of the RSC would have a concern about a large building on the adjacent 
property. 
 
Mr. Heath affirmed, yes.  One of the main reasons they chose that particular parcel was to get away from the 
light industrial to the west. 
 
Mr. Hitchcock asked if they would have a lesser concern with a different type of use on the property.   
 
Mr. Heath responded he did not think there was any issue with the residential use. 
 
Mr. Beidoun asked if the church had been built there, it would be just as high as the proposed light industrial 
development.  He inquired how high a church building would be. 
 
Mr. Cohen said a church building could go as high as 45 feet.  He thought the Kensington Church plans were 
just as tall as the industrial building.  Mr. Cohen said the maximum height is 50 feet, but most buildings are not 
that high.  The zoning allows 50 feet.   
 
Mr. Beidoun asked if the height of the building is causing the concern. 
 
Mr. Heath answered it was both height and use.   
 
Mr. Beidoun stated a buffer would be part of a proposal and that has not been brought to the Planning 
Commission yet.  He stated we don’t know what will be developed there at this time.   
 
Mr. Hitchcock asked the RSC for clarification regarding the type of use that would be compatible for the 
Kensington site; whether it would be a residential or church type of use, or the light industrial use.  
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Mr. Heath responded absolutely the residential or church type use would be their desire.  When they purchased 
the property, that was their understanding for the future development next door and they were very comfortable 
with the residential use. 
 
Mr. Ouellette asked for clarification if a property was zoned Non-Residential and someone like the Soccer Club 
came in and wanted to build on a Non-Residential zoned area, would it be allowed.   
 
Mr. Cohen answered yes, it would be allowed unless through a PUD agreement, you do not allow it.  A T & R 
district allows a variety of uses.  Mr. Cohen said RSC has worked hard to create a buffer and to do the right 
thing.  He understands their viewpoint, but also stated if the soccer club wanted to build an indoor facility, it 
would look like an industrial facility.  The residential zoning, besides a church, would also allow for an indoor 
soccer field to be built.  Mr. Cohen feels the question is Kensington Church wants to sell their property and have 
their options open to other types of development like industrial.  Industrial would also be more profitable to the 
City from a tax income standpoint and it is something the City should look at.  Kensington Church would like to 
have their options open to different types of development.  Mr. Cohen understands the RSC is very clear with 
their concerns and there are certain things we can do to help mitigate those concerns.   
 
Chairperson Ouellette closed the public hearing at 9:10 p.m. 
 
Mr. Hitchcock wanted to make a comment in regards to the potential change to the Master Plan.  He has serious 
concerns about the compatibility of a light industrial or similar use to the residents to the south, as well as the 
RSC to the east.  He also respectfully comments on Mr. Rattner stating there will be venting involved in 
residential.  We don’t know about venting at this time.  In regards to the DEQ testing, the next results will come 
in a year, but for now the results are negligible and would not require venting for residential.  Mr. Hitchcock feels 
it is a little premature to talk about venting at this time.  However, he does appreciate Mr. Rattner’s concern and 
comments.  Mr. Hitchcock does not think a change to the Master Plan with respect to a light industrial zoning is 
compatible with that location. 
 
Mr. Ouellette asked if the motion included all items combined, or did it require four separate motions.   
 
Mr. Cohen replied the motion is inclusive of all four items, however they can be voted on individually, if desired.   
 
Mr. Ouellette explains a comment can be made to be put on the record to voice your concerns, but thinks they 
can move forward with one motion.   
 
Mr. Beidoun asked if City Council could address the concerns some of the Planning Commissioners have in 
regards to the rezoning of the Kensington property.   
 
Move by Mr. Beidoun to support the draft amendment to the Northeast Corner Neighborhood Master 
Plan in concept and forward the requested change to the City Council for permission to distribute to 
adjacent governmental agencies, utilities, and Oakland County for review per State law. 
Supported by Mr. Mendieta. 
VOTE: YES:  Beidoun, Burmeister, Justice, Mendieta, Ouellette,  

NO:  Hitchcock, Ochs, Shearer     Motion Carried (5-3) 
 
 
Mr. Cohen explains what the law states.  To amend the Master Plan, there must be a two-thirds majority of the 
Planning Commission.  At least six members must vote yes to approve a change.  If there is a concern at this 
time, Mr. Cohen recommends for it to not be pushed on to City Council at this time. The Planning Commission is 
the Keeper of the Master Plan.  If there are concerns about the Kensington site, Mr. Cohen suggests we 
research it further.  He believes the Kensington Church and RSC would be willing to work together to and come 
up with something suitable.  It does not make sense to move something forward that you don’t unanimously 
support for a Master Plan change.  It would not be a wise move to go through all the steps with City Council, 
Oakland County and send out notices to the surrounding communities to have it brought back to the Planning 
Commission for a vote, if you are not sure it will pass.  We need to study further how to handle the Kensington 
Church site before we pass it on to City Council.  City Council is counting on us to solve these issues and not 
have it put on them to handle. 
 
Mr. Beidoun asked for clarification of what the process should now be.    
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Mr. Cohen responds we need to address the issues of concerns and figure out what needs to be done to make 
people comfortable.  There are a lot of unknowns that people don’t fully understand and if we continue to work 
through this, it will make them more comfortable.  In the end if people are still not comfortable, then we know 
where we stand.   
 
Mr. Ouellette comments on the preamble of our Zoning Ordinance that we are to uphold the health, safety and 
welfare of our community and he feels the Kensington site being a residential use is not upholding that criteria.  
Mr. Ouellette states it is not in the best interest of a land use to be zoned as residential.  He does not think 
Kensington will come back to build a church there since they have already relocated across the street, unless 
another church is built there instead.  
 
Mr. Hitchcock notes as a point of order, we have already voted.   
 
Mr. Cohen notes as a point of order, as staff liaison for 16 years, he is uncomfortable bringing this to City 
Council.  He suggests a different motion or a direction for staff to do more work that would help them to either 
support the Kensington site or not support the change.  Mr. Cohen explains it is the Planning Commission that 
approves the Master Plan, not City Council.   
 
Mr. Ouellette clarifies, to rescind the motion in regards to the Kensington Church property, it must be done by a 
member who voted no.  He asked for direction on whether the entire motion should be rescinded, or just the 
Kensington portion. 
 
Mr. Cohen recommended to keep the motion as is.  There is no big push on the other items and to not 
inconvenience the County or neighboring communities.  It makes sense to move them all at the same time.     
 
Mr. Hitchcock asked if this should be a question for the City Attorney.  He questions if it can be modified after it 
has been voted on.   
 
Mr. Cohen replies Roberts Rules allows for a motion to be rescinded.  It has to be someone that voted on the 
opposite side to make the motion to rescind.  He also states, you do not have to do this, it is just his 
recommendation based on the turmoil and stress he sees with this issue.  If it is thoroughly vetted over the next 
couple of months and the Planning Commission still does not want this change, at least you know it has been 
completely researched with all parties and you feel comfortable with the decision.   
 
Mr. Beidoun requests a clarification on the two-thirds majority vote. 
 
Mr. Cohen explains tonight’s vote is to move the motion on the City Council, Oakland County and the 
surrounding communities.  The process will take a few months and it will then come back to the Planning 
Commission needing a vote on the Master Plan change.  If it is not passed at that time by a two-thirds majority 
of the Planning Commission, all of this work has not been fruitful.   
 
Mr. Beidoun responds, based on Mr. Cohen’s input, he will withdraw his motion. 
 
Mr. Hitchcock asks, as a point of order, if Mr. Beidoun can be the one to withdraw the motion or does it need to 
be a motion to rescind by one of the no votes. 
 
Mr. Cohen said, it must be a motion by one of the no votes. 
 
Mr. Ouellette responds if someone who voted no would like to rescind the motion, they can do so at this time. 
 
Ms. Ochs comments why she voted no.  All items except the Kensington site, she is comfortable with.  The 
Kensington site she is torn on.  She would like a little more time to process the Kensington item.  She heard 
information tonight from both Kensington and RSC that was new to her and would like a little bit more time. 
 
Discussion by the Planning Commission and staff on the proper process to rescind.  
 
Moved by Ms. Ochs to rescind motion 6a by Mr. Beidoun to support the draft amendment to the 
Northeast Corner Neighborhood Master Plan in concept and forward the requested change to the City 
Council for permission to distribute to adjacent governmental agencies, utilities, and Oakland County 
for review per State law. 
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Supported by Mr. Beidoun. 
VOTE: YES:  Beidoun, Burmeister, Hitchcock, Justice, Mendieta, Ochs, Ouellette, Shearer 

NO:  None        Motion Carried (8-0) 
 
Moved by Mr. Beidoun to table the NE Corner Master Plan to a future date pending further discussion 
and assessments. 
Supported by Ms. Ochs. 
VOTE: YES:  Beidoun, Burmeister, Hitchcock, Justice, Mendieta, Ochs, Ouellette, Shearer 

NO:  None        Motion Carried (8-0) 
 
Mr. Ouellette asks Mr. Cohen to confer with the City Attorney to verify the motion to rescind was properly 
handled. 
 



 
CITY OF AUBURN HILLS 

SPECIAL PLANNING COMMISSION  

MINUTES 
February 16, 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 (arrived 7:45 p.m.), Hitchcock, Ochs, Ouellette, Pierce 

Shearer 
 Absent:  Justice, Mendieta,  

Also Present:  Director of Community Development Cohen, Assistant City Planner 
Keenan, Community Development Executive Assistant, Recreation Director 
Marzolf, DPW Director Melchert, Police Lieutenant Gagnon, Engineering 
Consultant Juidici 

  Guests:        32 
 
LOCATION:  North Auburn Hills Baptist Church, 3889 N. Squirrel Road, Auburn Hills, MI  48326 
 
4.   APPROVAL OF MINUTES 
 
Moved by Beidoun to approve the minutes of January 19, 2016. 
Supported by Hitchcock 
VOTE: YES: All 
 NO: None         Motion Carried (6-0) 
 

5. SPECIAL STUDY:  Review of the Northeast Corner Neighborhood Master Plan 

Part One:  Land Use Questions 
Mr. Cohen provided an overview of the Northeast Corner Neighborhood Master Plan, reviewed questions raised 
at the January 19th neighborhood meeting, and referred to participant responses at the January 19th meeting. 
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Question: #1: Increase housing density incentive throughout the whole neighborhood from 2.5 to 3.0 units per 
acre to encourage open space preservation projects.   
 
Mr. Cohen stated that the majority of those attending the neighborhood meeting did not object to the change.   
The change would allow projects similar to Moceri’s Villa Montclair project. 
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Question: #2:  Allow attached housing as part of open space preservation projects.   
 
Mr. Cohen stated that the majority of those attending did not object to duplex-style attached units similar to 
Arbor Cove when part of open space projects. 
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Question: #3:  Allow increased density incentive on the properties adjacent to the Shimmons Road curve from 
2.5 to 3.5 units per acre (not to exceed 28 homes) to allow an open space preservation development with 
attached units in exchange for the donation of land to the City to improve the curve.    
 
Mr. Cohen stated that the majority of those attending did not object to this solution to obtain ROW to fix the 
roadway.   
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Question: #4:  Change designation of Kensington property to allow “clean industrial” use.   
 
Mr. Cohen stated that the majority of those attending did not object to this change.  He advised the Commission 
that RSC is looking at requesting their properties be changed to clean industrial, as well.  The change would be 
consistent with the master plan and zoning designations across Dutton Road in Orion Township.  
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Question: #5:  Future land use for properties along Bald Mountain Road.   
 
Mr. Cohen explained that the majority of those attending wanted this area to remain the same.  Thus, no 
changes are proposed. 
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Mr. Cohen concluded the following changes to the master plan in the area would be the following: 

1. Increase the open space development density incentive from 2.5 to 3.0 upa 
2. Allow attached duplex units in open space developments 
3. Amend the master plan for the Kensington Church property from residential to non-residential 

transitional 
4. Potentially amend the master plan for the RSC properties from residential to non-residential transitional 
5. Potentially amend the master plan to change the master plan designation from “single family residential” 

to “single family residential transitional” for the properties adjacent to the Shimmons Road curve, near 
the Oakland Christian School. The amendment will allow an open space development with attached 
duplex-style units and an increase in housing density from 2.5 to 3.5 homes per acre (not to exceed 28 
homes). 
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Mr. Cohen mentioned that Mr. Steve Guidos, Principal, Cunningham Limp was in attendance. 
 
Chairperson Ouellette asked Mr. Guidos if he would like to provide an insight of the types of businesses that 
have been locating in the City. 
 
Mr. Guidos stated that Cunningham Limp has a true affinity and understanding of building in your community. 
We worked on Auburn Hills Corporate Center and the re-design of the former Arrow Head Golf Course.  I site 
those examples because over time, we’ve seen changes in types of facilities needed.  Facilities are now 
technology driven.  Even if it is a skilled trade company, which is critical to our local economy, it has become 
technologically driven.  We are starting to see more Research and Development, more testing and clean 
facilities. Our clients are much more conscientious about the environment and about green space and providing 
employees with opportunities to get out and walk around outside.   
 
Mr. Cohen noted that a number of years ago Kensington was interested in building a church on the property 
located at the southeast corner of Bald Mountain Rd and Dutton.  However a number of things came up and the 
economy changed which left the corner parcel as it is today, while a portion of the site has been developed by 
the Rochester Soccer Club.  He mentioned that the site has its challenges being that close proximity to Ajax.   
  
Mr. Cohen explained the concept of the land functioning as a transition area with a light industrial use being 
permitted where the old landfill was once located. The light industrial use would be what the city calls “Clean 
Industrial” with a more extensive landscape buffer and green space along residential districts.   Clean facilities 
next to residential is desirable in terms of a transition buffer.  Mr. Cohen mentioned an example of clean 
industrial would be the Osmic building.  He noted another clean industrial facility Cunningham Limp recently 
completed for TI Automotive, a large, first tier automotive supplier. The facility conducts a vast amount of 
research in fluids and fluid engineering.  Facilities like this do not require much exterior storage.  It’s an example 
of the type of use possible in this area. 
 
Chairman Ouellette asked if anyone in the audience had any comments or questions regarding the five topics 
covered by Mr. Cohen. 
 
A resident asked if Cunningham Limp had experience in developing sites with 200,000 sq. ft. buildings that 
included the need for buffer and storm water detention. 
 
Mr. Guidos stated Cunningham Limp has such experience. 
 
A resident who resides on Bald Mountain Road asked if a more gradual curve on Shimmons Road would result 
in increased speeds on that road.   
 
Mr. Juidici explained that the radius for the curve would meet all Federal guidelines including sight distance and 
posted speed.  Existing speed for the curve is 25-30 mph and the curve will be designed for that speed.  The 
stretch would still include advisory signage. 
 
A resident asked if traffic counts or speed studies had been taken on Shimmons Road and Squirrel.  
Ryan Gagnon explained that the City received complaints about traffic which lead to the City working with Traffic 
Improvement Association Engineers to evaluate speed limits on roadways.   Results from the recent traffic count 
study determined that the intersection did not warrant a traffic light.   
 
Ron Melchert indicated that the intersection of Squirrel Road and Shimmons Road was constructed as designed 
to help address sight distance issue there.  He agree that the sight distance may not have improved as much as 
expected but it does meet engineering safety standards.  The City will be looking at the site distances at the 
interception again and indicated that there is still work to be done there.  They will try to determine if additional 
grading in the area around the intersections northwest corner could improve the sight distance there.  We 
discussed the matter with the engineer a month or two ago and they confirmed it does meet engineering safety 
standards but we are still exploring ways to improve it and make it better.   
 
A resident asked for clarification on the proposed change in density. 
 
Mr. Cohen explained that the 2 units per acre would stay the same for conventional residential developments in 
the R-1A district.  However we are proposing to increase the density for open space developments from 2.5  
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units per acre to 3.0 units per acre.  It is believed that offering a slight increase in the density for open space 
development would provide a greater incentive for developers to preserve and create more open space, which 
is one of the goals in the Northeast Corner Neighborhood Master Plan. 
 
A resident asked if Oakland Christian Schools (OCS) was approached regarding the Shimmons Road curve. 
 
Mr. Cohen stated that the City will approach OCS because there were discussions in the past that they wanted 
to improve their drop off area.  They may still be interested in doing that.  The City would never do anything to 
cause a problem for the school and that the plan would be reviewed by city engineer, Planning Commission and 
City Council.  The current plan requires less right of way than the original plan. 
   
A resident mentioned there is a shortage of parking at the school and indicated that the school may still want 
extra land adjacent to their property.   
 
A resident inquired about the methane gas testing.   
 
Chairman Ouellette indicated that the representative from the DEQ indicated there is enough methane on 
Kensington site to register a reading, however the low reading was more indicative of a naturally occurrence.  
He explained that the City is paying for testing that will continue this year to establish a more valid baseline.  
  
A resident mentioned that the City went over the master plan 10 or 15 years ago and at that time residents 
wanted the area along Dutton Road left as residential. He asked what has occurred since then.   
 
Mr. Cohen indicated that the City had received a letter from the owner of the Kensington site requesting his site 
be rezoned to a non-residential zoning classification.  The submission of the letter coupled with the fact that it 
has been over seven years since the Planning Commission revisited the Northeast Corner Neighborhood 
Master Plan and the recent findings of low levels of methane on the site are some of the factors the City used to 
determine that this would be a good time to revisit the plan.   
 
Mr. Cohen mentioned it would be difficult to build a residential development on the Kensington site because 
people would be hesitant on buying a house across the street from the Ajax site as well as the school district the 
parcel is in.  When Kensington Church first approached the City with plans to build a church on the site we were 
thankful since the church would create a buffer and keep it residential but unfortunately that didn’t work out. The 
city did not think it would become a subdivision. 
   
Mr. Cohen explained that the Road Commission had a landfill on site.  When the site was mass graded, there 
was no evidence of it, however the City has records of it.  We thought maybe the landfill had something to do 
with the methane detected on the site but the MDEQ said the methane tests seem to indicate it is naturally 
occurring.  The reason we did the methane study is because we thought the Dutton Corporate Center was the 
source of the methane but that is not the case.  There are higher levels of methane across the street, on the 
west side of Bald Mountain Road where Vast is located.  Vast has alarms going off occasionally but the Fire 
Marshall can’t find methane.    
 
Mr. Cohen stated that new owners are in place now and they wish to develop the site.   
 
A resident mentioned if they bring industrial to the area, it will lower his property value. 
  
A resident voiced concerns about lights at night.   
 
Mr. Cohen explained the City’s zoning ordinance requires lighting be shielded and directed downward and away 
from adjacent properties.   
  
Hitchcock asked Mr. Heilbrun what he would like to see there – and the answer cannot be nothing.  
 
Mr. Heilbrun answered 10 single family housing units, similar to what we have along Bald Mountain Road.  He 
talked about current uses that do not pay property tax and asked who would pay the city the most money.  Mr. 
Heilbrun stated that the City shouldn’t giving up this entire section for no property taxes because once it’s gone, 
it’s gone.  It doesn’t come back.   
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Cohen assured the residents that there is no conspiracy. There is no interest in building a residential 
development on properties across from Ajax which is an industrial use.  There is an industrial master plan 
across Dutton Road and there is industrial to the west. There are certain planning theories you can look at when 
you plan a city to make the best decisions.  Kensington Church wants to sell property, but they don’t want to sell 
it as residential due to the methane issue.  The best possible option is a clean industrial development with two 
shifts, not 24 hour operation.  We wouldn’t want a strip mall because they can create odors, noise and traffic. 
The City must try to make the best decision possible working with the neighborhood and we must be able to 
defend our decisions.   

 
We are asking the Planning Commission to consider in increase to the 3 units per acre for open space 
developments and allow attached units.  Mr. Cohen mentioned Auburn Grove is an example of a four unit 
attached housing.  Open space development could come in and build a two unit duplex type development.  
 
Part Two:  General Questions 
Mr. Keenan provided an overview of the information gathered from attendees who participated in the January 
19th neighborhood meeting related to the Northeast Corner Neighborhood Master Plan.  

 
Question: #6:  Address the gap in cell phone service. 
 
Mr. Keenan provided a review of City’s wireless plan and pointed out the locations of the existing cell towers. He 
noted that there is only one cell tower within the NE corner neighborhood area, which is located on the industrial 
parcel just to the southwest of Hawk Woods Nature Center.  There are also two locations within Orion Township 
that border Auburn Hills that have cell towers.   
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Mr. Keenan explained that conversations at the first meeting indicate there is a gap in coverage for AT&T, Sprint 
and T-Mobile users in the north near Heritage in the Hills.  It appears there are some gaps in service east of 
Squirrel Road.  He noted this is important because people rely more and more upon wireless services these 
days.   
 

 
 
Mr. Keenan noted properties allowed to have cell towers are those zoned general business, industrial and city-
owned property.   Residents did not want to see cell towers at Hawk Woods, they wanted to keep it natural.  He 
explained it is possible to locate antennas on structures and buildings like Apostolic Church that would be less 
visual.   He indicated this may be a solution for residents’ on the east side of Squirrel Road who are 
experiencing problems.  Residents on the west side of the Squirrel Road do not have a problem. 
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Question: #7:  Retail options. 
 
Mr. Keenan pointed out the availability of retail in area.  He explained that many people believe there are 
enough retail sites within driving range and 10 minutes of home.   
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Mr. Keenan explained that many residents noted there are still vacant spaces at Lapeer and Dutton that need to 
be filled.    He noted that residents are satisfied with the retail sites at the corner of Walton and Squirrel as well 
as Walton and Dexter.   There is no desire to further expand retail in the area until all the existing sites are filled. 
 
Mr. Keenan stated that the types of businesses residents would like to see fill the vacant retail units at the 
Lapeer / Dutton site are quality eating establishments like Cracker Barrel and The Pancake House.  They would 
also would like coffee shops and quality fast food.  Residents also expressed a desire for market place like Papa 
Joe’s or something similar to have access to more fresh food.   
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Question: #8: Traffic conditions in the area. 
 
Mr. Keenan explained some of the most noted problems residents identified include, too much traffic on Squirrel 
Road, speed limit on Bald Mountain Road and Shimmons Road, the need for a left turn lane at Tienken Road, 
the desire for a traffic light at Shimmons and Squirrel, and the lack of visibility on Shimmons due to the hill on 
Squirrel Road.  He indicated the residents’ concerns about the landscape along Squirrel Road will be addressed 
this year with the completion of the Squirrel Road project.  The planting of the boulevards and islands will occur 
in summer and fall.  
 

 
 
Mr. Keenan explained that the speed limit on Bald Mountain Road and Shimmons Road are not independently 
set by the City but are set using standards set by the State.  Lieutenant Gagnon stated that the City had to use 
the State standards in setting speed limits in order for speeding tickets to be valid. 
 
Mr. Keenan asked Lieutenant Gagnon if he can provide any information related to determining if a traffic light is 
needed at Shimmons and Squirrel. 
 
Lieutenant Gagnon explained that the City worked with the Traffic Improvement Association to acquire traffic 
counts on Shimmons Road this past year.  He indicated the counts are not high enough to warrant a traffic light 
at Shimmons and Squirrel Road. 
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Question: #9:  Residents thoughts about Hawk Woods Nature Center 
 

Mr. Keenan explained that one of the goals in the Northeast Corner neighborhood Master Plan was to preserve 
the areas natural resources.  He summed up the residents opinion in four phrases: like it, love it, leave it as is 
and it’s the best kept secret in Auburn Hills.   A few residents suggested the need for some improvements to the 
walking paths and signage.    
 

Mr. Keenan mentioned the residents desire to have a pathway from Squirrel Road to Bald Mountain Road to 
provide batter access to Hawk Woods.  He said it is possible to utilize the existing sanitary sewer maintenance 
path along Galloway Creek however the easement is limited for maintenance only.  The easement would have 
to be amended to allow for pedestrian use and the City would have to review any plans with the neighbors.  The 
City would want to assure pedestrians would not trespass on the adjacent properties.  That may be 
accomplished with additional landscaping. 
  
Mr. Keenan stated that a few residents hoped to get a park in the area.  He went on to explain that one possible 
location for a small park would be on the property the City owns adjacent to the park were the barn was, since it 
is well screened from the natural area at  Hawk Woods.  Mr. Marzolf added that they are exploring the possibility 
of adding a sled hill on the property, where the natural slope is located. 
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Question: #10: Other Comments 
 
Mr. Keenan indicated that residents would like to have a walking path along Bald Mountain Road.  He 
mentioned that the pathway is on the City’s radar, but it would cost money.    He explained that the City could 
widen shoulder along the road, during any future road project but that possible solution would not be safe for 
kids.  
 
Mr. Keenan mentioned that residents did not want fracking.  That concern has been addressed by the City when 
it passed an ordinance that prohibits fracking in the City.  
 
A resident expressed concerns about any excess lighting that may come from the proposed Kia dealership gong 
in at Dutton Corporate Center.   
 
Mr. Keenan stated that the City’s zoning ordinance contains standards that require lights to be shielded to help 
assure it does not project directly onto adjacent properties.    
 
Mr. Cohen explained that the City has started to review revisions to the plans for the Dutton Corporate Center.  
The City is attuned to lighting issue. We are about 3 months away from a Planning Commission review. Security 
is an issue so a certain amount of lighting may be necessary.   
 
Mr. Keenan encouraged the residents to keep an eye on our website to see when the Kia dealership would be 
on the Planning Commission’s agenda.  
 
A resident asked if the City knew anything about the dark skies initiative. 
 
Mr. Keenan stated that it they will research the initiative. 
 
Mr. Keenan stated that residents would like access to the soccer field.  He indicated that access is limited 
because it is privately owned.   
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Chairman Ouellette asked if anyone in the audience had any comments or questions regarding the five topics 
covered by Mr. Keenan. 
 
Resident expressed his concern that he did not receive notice for this meeting.   
 
Mr. Cohen explained that an initial notice, a postcard mailing was sent to all property owners and residents in 
the north east corner of Auburn Hills, inviting everyone to attend the January 19th Northeast Corner 
Neighborhood Visioning Meeting.  Reservations were requested but not mandatory.  He noted that residents 
were asked to sign in at the January 19th meeting and provide their mailing address for future meeting notices 
and updates.  Staff researched mailing information for all residents that attended that first meeting but did not 
provide their addresses.  If residents did not attend the January 19th meeting, they did not receive a mailed 
invitation to the second meeting.  Mr. Cohen explained that to help assure everyone had access to the 
information about tonight’s meeting the City posted it on the City’s website and wrote blogs about the event.  We 
did everything we could to get the word out.   
 
The resident said that he had been having trouble getting mail if his usual carrier was not available.  There were 
times when he did not receive mail for three days in the absence of his usual carrier.  
 
Mr. Cohen indicated that the initial mailing cost the city over $1,000.00 in postage.  The City Council and 
Planning Commission are committed to a transparent approach to community development and support the 
expenses occurred in that effort. 
 
A resident, who live on the south side of Tienken Road, indicated that they too have poor cell phone reception. 
 
Mr. Cohen noted that cell towers cannot be put up in residential districts.  Verizon contacted us in 2006 when we 
were working with the Apostolic Church to put an antenna on their building because it was tall enough but we 
told them at that time they couldn’t do it because it was in a residential district.  He explained that the demand is 
so great and there are federal laws in place that say we have to allow carriers to come into the area, we have to 
be smart about how we do it.   
 
Mr. Cohen mentioned that there are a lot of people that may not want to look at a tower.  We have to look at 
stealth technology but we may be forced someday into a full tower if they can prove to the Planning Commission 
and city council the need.  He stated that we have not been approached recently and that companies are 
looking at reducing the size of towers and putting them on top of utility poles instead. There is talk that  
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technology is changing and they don’t need the tall towers anymore.  Obviously if a new tower is proposed, 
everyone within one thousand feet will be notified of the public meeting.  
 
Mr. Heilburn mentioned that he spoke with Mr. Marzolf about Hawk Woods and about a southeast corner 
entrance.  Mr. Heilburn then thanked the Planning Commission for allowing him to say what he needed to say 
and for listening to him. 
 
 
Part Three:  Anticipated Next Steps 
 
Chairman Ouellette explained the next steps that include: 
 Planning Commission recommendation to City Council on proposed changes – March 16th 
 City Council decision to forward plan to Oakland County / adjacent communities – March 28th 
 Review of plan by Oakland County – 75 to 90 days 
 Final public hearing held by Planning Commission – either June 15th or July 13th 
 
Mr. Ouellette encouraged everyone to watch the City’s website.  The next Planning Commission meet will be 
March 16th at the City Administration Building in the Council Chambers.   
 
The meeting adjourned at 8:55 p.m. 
 
Respectfully Submitted, 
 
Community Development  
Department Staff 
 
 
 
 
 
 

 
 



 

Not Yet Approved 

CITY OF AUBURN HILLS 
SPECIAL PLANNING COMMISSION  

MINUTES 
January 19, 2016 

1. CALL TO ORDER:   Planning Commission Chairperson Ouellette called the meeting to order at 7:05 p.m. 
 
2. ROLL CALL OF PLANNING COMMISSION: 
 Present:  Beidoun, Burmeister, Ochs, Ouellette, Pierce  
 Absent:  Hitchcock, Justice, Mendieta, Shearer 

Also Present:  Mayor McDaniel, Council Members Kittle and Knight, City Manager 
Tanghe, Director of Community Development Cohen, Manager of Business 
Development Carroll, Assistant City Planner Keenan, Director of Senior 
Services Adcock, Community Development Executive Assistant Brennan, 
BAC Member Pattie Ormsbee 

  Guests:        98 (signed in) 
 
LOCATION:  North Auburn Hills Baptist Church, 3889 N. Squirrel Road, Auburn Hills, MI  48326 
 
3. NEIGHBORHOOD VISIONING MEETING - Northeast Corner Neighborhood Master Plan 
 
Mayor McDaniel welcomed everyone and explained the purpose of the meeting was to begin an open 
discussion with the neighborhood.  He stated that the City strives to be very transparent with its land use 
decisions.  He remarked that the best way to describe the City’s planning program is community-oriented and 
neighborhood driven.  He thanked those attending for participating in the process. 
 
Chairperson Ouellette introduced the Planning Commission.  He stated that the Planning Commission wishes to 
listen tonight and be responsive to the neighborhood’s needs while dealing with some issues governed by 
development pressures and land use compatibility with surrounding properties.  He informed everyone that a 
follow-up meeting would be held in mid-February. 
 
Mr. Cohen provided an extensive PowerPoint presentation and overview outlining the history of the Northeast 
Corner Neighborhood Master Plan originally adopted in 2001.  He also provided background information for 
several questions to be discussed later in the meeting by those present.   
 

 

 

 

 

 

 

 

 

 

 

 

Mr. Cohen presenting information to meeting participants and City officials  
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Staff’s presentation focused on the following primary topics: 
 
1. Improving the Incentive to Preserve Open Space 

Mr. Cohen recommended that a slight increase in the master planned density incentive be considered by 
the Planning Commission to encourage developers to save open space, woodlands, and other natural 
features.  It works by allowing the clustering of homes on smaller lots and leaving excess land, typically 
included on conventional lots, as preserved open space.  An increase from 2.5 to 3.0 homes per acre would 
make the option more attractive to developers, which in turn would facilitate higher quality projects.  The City 
just approved a similar housing unit increase for Moceri’s proposed Villa Montclair development on N. 
Squirrel Road and would like to review whether the same density should be applied to the neighborhood as 
a whole.  The requirement of 20,000 sq. ft. lots would remain for non-open space projects. 
 
 

  

The proposed amendment to allow up to 3.0 homes per acre for open space 
preservation projects is based on the Villa Montclair project 

This slide shows how 3.0 homes per acre would impact a smaller project. In this case, if applied to 
the Hawk Woods Circle site, it would mostly likely allow between three and six additional homes 

based on buildable land and meeting the required open space percentage for the site. 
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2. Kensington Church / Property Across from AJAX - Change to Non-Residential 

Mr. Cohen explained that the results of methane testing, along with consideration of the adjacent land uses, 
have raised concern over the current residential land use planned for the southeast corner of Dutton and 
Bald Mountain Roads, formally owned by the Road Commission for Oakland County.  Kensington Church 
previously planned to build a large mega-church on the property in 2008, but those plans were scrapped 
due to the recession.  Mr. Cohen explained that the City wishes to discuss with the neighborhood about how 
future clean industrial development can be managed along that stretch of Dutton Road to buffer the heavier 
industrial land use (AJAX) across the street in Orion Township.  Mr. Cohen stated the City has experience 
facilitating quality development with greenbelt buffers.  The City would require any future developer to be 
sensitive and respectful to the residential properties surrounding the land.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

The AJAX property across the street in Orion Township is master planned for industrial land use, which 
impacts the viability of residential land use on the property south of Dutton Road in Auburn Hills 

The Kensington Church property (and potentially the RSC 
site) could be redeveloped with clean industrial businesses  
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3. Bald Mountain Road – Past Request for Land Use and Housing Density Change 
Mr. Cohen explained that in 2007 several property owners along Bald Mountain Road formally requested 
that the Planning Commission amend the master plan to allow their property to be developed with industrial 
or multi-family residential uses.  After several meetings, the Planning Commission decided not to amend the 
plan.  Mr. Cohen explained that it would be appropriate to discuss the issue again to see if the residents 
want any changes to be made in this area. 

 

 

 

 

 

 

 

 

 

 

 

 

4. Potential change in housing density for land across from the Oakland Christian School 
Lastly, Mr. Cohen advised the meeting participants that the City wishes to improve the Shimmons Road 
curve, near the Oakland Christian School, but does not have the funds to purchase the ROW.  The 
Planning Commission is considering an amendment to the master plan to allow attached duplex units and 
a slight increase in housing density as an incentive for the developer to dedicate the land for the ROW to 
the City at no cost.  It would create a “win-win” for both parties.  Mr. Cohen stated that the exact density 
increase is not known yet, as the City engineer is still working to figure out the minimum ROW needed to 
improve the curvature of the road. 

 

 

 

 

 

 

 

 

  

This slide outlined land use ideas to consider along Bald Mountain Road  

Mr. Cohen explained that the City had to turn this proposal away since attached duplex housing 
are currently not allowed in the R-1A district and it exceeded 2.5 homes per acre.  The project 

would be similar to Auburn Grove Condominiums directly across the street.  
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Table Discussions 
After Mr. Cohen’s presentation, Mr. Keenan outlined the process for group discussion with the audience.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Meeting participants discussed the following questions at 15 separate tables.  Each group was asked to take 
notes, which were collected and tabulated by City staff (see attached summary). 
1) How do you feel about increasing housing density from 2.5 to 3.0 upa for projects that save open space 

and trees? 
2) Do you have objections to attached single-family housing like Auburn Grove or Arbor Cove?  In 2005, 

the City stopped allowing attached housing in the R-1A district, but now there is demand for it.  Would it 
be acceptable to allow attached units in open-space projects? 

3) Do you have objections or concerns with allowing attached units and slightly higher density around the 
Shimmons Road curve to help the City obtain Right-of-Way to fix the road? 

4) How do you feel about the Kensington Site and potential of T&R or clean industrial development on it?  
What other land uses would you like to see? 

5) How do you feel about the current land use adjacent to and south of the Kensington site along Bald 
Mountain Road?  Residents asked for it to be changed in 2007 to non-residential or multiple-family. 

6) Do you have any problems with cell phone service or data?  Are you OK with additional wireless 
communication facilities being built in the area to upgrade service? 

7) Are you happy with the amount of retail uses in your neighborhood? 
8) How do you feel about the traffic near where you live? 
9) Do you visit the Hawk Woods Nature Center?   Do you like it?   Anything you would like to see added? 
10) Any other observations or comments? 
 
At the conclusion of the discussion, it was announced that a follow-up meeting would be held by the Planning 
Commission on Tuesday, February 16th (same place and time) to review the results and discuss next steps. 
 
The meeting adjourned at 9:10 p.m. 
 
Respectfully Submitted, 
 
Community Development  
Department Staff 

Over 100 participants including City officials participated in the discussion 
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January 19, 2016 – Northeast Corner Neighborhood Master Plan 
Table Discussion Notes 

 
Explanation:  The intent of this exercise was to facilitate discussion between residents and ultimately provide input for the Planning Commission.  Although there 
were 15 discussion tables, there are more than 15 comments per question.  Legible comments written down by scribes at each table were added to the list.  
Categories of “Yes, No, and Misc.” were used for many of the questions to help sort the input for easier reading. 
 
 

Question #1:  How do you feel about increasing housing density for projects that save open space and trees?   
2.5 to 3.0 UPA? 
 

Yes No Misc. 
 

1. OK 
2. OK to go from 2.5 to 3 
3. Maintain R-1A Zoning on any future 

development and allow cluster 
4. General agreement of table that not so much 

the size of lot (although it should be set) as 
long as open space and trees are preserved. 

5. Increase density.  Makes sense for 
community and developer 

6. No issues.  Steer to no kids due to Pontiac 
Schools 

7. Ok with higher density as long as traffic is 
addressed 

8. Don't mind increased density. Didn't matter 
9. In general, as long as the open space can be 

preserved, then increasing the density is not 
an issue 

1. No. Puts money in developers 
pockets – he offers x amount and 
sells for x amount but original 
owners only get certain percentage 

2. No  
3. The fewer the better  
4. Density spoils beauty by over-

building 
 

1. Some don’t like increasing density, but 
some don’t mind 

2. Traffic congestion needs to be 
considered 

3. Concerns about increased traffic 
4. Want a say in what happens to open 

space, trees, character 
5. Community should have some say on 

which trees stay 
6. Like open space development 
7. No high density apartments in north 

area 
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Question #2:  Do you have objections to attached single-family housing like Auburn Grove or Arbor Cove? In 
2005, the City stopped allowing attached housing in the R-1A district, but now there is demand for it.  Would it 
be acceptable to allow them in open-space projects? 

Yes No Misc. 
1. If it increases green space ok, but don’t 

increase population 
2. Attached housing – better than apartment 

buildings with transients / renters 
3. Do not want high-rise - No objection to 

housing similar to Arbor Cove and Auburn 
Grove 

4. Not opposed to appearance if kept up - Don’t 
affect drain area 

5. Would entertain this option as long as certain 
specifications regarding amount of open 
space and not touching open space is 
contained in ordinance amendments, i.e. 
preserving existing trees in open space 
areas 

6. Condos – max of two. Maintain esthetics / 
appeal 

7. Attached single family is acceptable to 
community 

8. If housing demands for boomers is needed – 
beef up residential housing supply.  Go for it. 
Attached or detached - whatever it takes. 

9. No objections. No problem with Arbor Cove.   
If that is what the market is looking for 

1. Not preferable for the area.  Takes 
away from the feeling of space 

2. No more attached units 
3. Leave it the same 
4. Does not want higher density 

because it will cause more traffic 
5. Don't want duplexes in single family 

zoning 

1. Why build family homes – Pontiac Schools 
2. No apartments 
3. Would it lower property values? 
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Question #3:  Do you have objections or concerns with allowing attached units and slightly higher density 
around the Shimmons Road curve to help the City obtain right-of-way to fix the road? 
 

Yes No Misc. 
1. “You give you get”.  An exception can be 

made here in only – Safety issue – not too 
out of place due to other higher density in the 
area 

2. OK to increase density but no reason to 
change road 

3. OK to increase density only if new curve is 
installed 

4. OK with duplex but not more density – only if 
ROW is given as part of deal 

5. Shimmons Curve – OK with plans 
6. Some agreed to PUD on Shimmons Rd. to 

get right-of-way & fix curve 
7. Do whatever it takes to fix curve 
8. No objections 
9. No problem with attached units and slightly 

higher density – but had concerns because 
of location across from the Christian School 
– added traffic from new housing entering 
directly across from the school drop-off 
driveway 

10. Must have new sidewalks (pathways) 
11. Most approved the trade-off of higher 

density for right-of-way in general.  Concern 
for traffic and safety issues 

1. All agree that 9 units should be kept 
instead of 28 

2. Fixing road does not justify a higher 
density with attached 

3. Lower, not higher density 
4. Don’t want high density on the other 

side of Shimmons  
5. Concerned that too many units on 

Shimmons Curve would be an issue.  
Maybe 4 to 6 max? 

 

1. Schools should participate in cost 
2. More density? – more people being hurt. 

Why can’t city pay for it? No money but 
why no money? 

3. Preserve quality of neighborhood on 
Squirrel North of Tienken 

4. Main traffic problem is caused by the 
Oakland Christian School – due to drop off 
and pick up 

5. Fixing the curve will not have a big impact 
on the traffic issue 

6. Shimmons curve – deep population 
concerns 

7. Speed issues, tree loss, improve road not 
modify curve 

8. No sidewalks or shoulder paving – don’t re-
build / re-route 

9. A gentle curve would increase speeds in 
area of school.  New traffic issue generated 
by new development and less sharp curve 
must be addressed.  Might need a turn 
lane into the school drive 

10. Traffic speed and safety at Oakland School 
– both curves 

11. Main traffic problem caused by Oakland 
Christian School due to pick-up and drop-
off 
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Question #4:  How do you feel about the Kensington Site and potential of T&R or clean industrial development 
on it?  What other land uses would you like to see? 

Yes No Misc. 
1. Would like to see industrial  or T&R in this area 
2. Would be OK with R/A 
3. Kensington property – comfortable with T&R and 

Light Industrial 
4. T&R is OK, Light Industrial, gyms, cross fit / rec 

facilities 
5. Extensive green belt is agreed on.  Access off 

Dutton. Green belt on three sides 
6. OK with light industrial 
7. Extensive green belt on Kensington piece, access 

off Dutton Road for Light Industrial.  No drilling 
8. 50% Tax Abatement for short term on building - 

clean industrial ok 
9. It should be industrial – too close to landfill for 

residential 
10. Group was generally comfortable with T&R on the 

site - given the asphalt plant on the other side of 
Dutton.  With any development in this area, there is 
potential for more traffic on Bald Mountain, therefore 
the road will need improvements, possible 
straightening of sharp curves. 

11. Industrial on Kensington site - heavy landscaping 
along Dutton and between residential 

12. Clean industrial up to soccer field on Dutton buffer 
(as for south as Kensington's south property line) 

13. Not in favor of light industrial – T&R is OK 

1. No Industry.  Trees are very 
important – save as much as 
we can.  We took lots of trees 
over the years. 

 

1. Senior center or build a park 
2. No access to Bald Mountain Road 
3. Large buffer and green space to protect 

residential area 
4. No apartments Dutton to Walton - 

Squirrel 
5. No oil or gas drilling 
6. Kensington – Split and make ½ a buffer 

to Ajax – Tie the south ½ to the 
eventual redevelopment of the 
residential lots on Bald Mt. 

7. No oil / gas, maybe a dog park, maybe 
a BMX track for kids 

8. No development at all was one 
suggestion 

9. Have the city purchase the property for a 
park. 

10. No industrial traffic on Squirrel Rd and 
Bald Mt. Rd 

11. East if soccer field used for recreating, 
ball diamond, walking trail, park, tennis 
courts, dog park 

12. No oil drilling 
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Question #5:  How do you feel about the land use adjacent to and south of the Kensington site - along Bald Mt. 
Road? Residents asked to be changed in 2007 to non-residential or multiple-family? 
 

Yes No Misc. 
1. Go for it 
2. No retail – enhance existing retail 
3. Day care 
4. Small office complex 
5. Support for transitional zoning south 

from Ajax.   
6. Higher residential densities will 

definitely require modification of Bald 
Mountain Road; particularly at 
intersection with Lapeer at the south 
end of Bald Mountain.  This is a 
troublesome intersection as it is. 

1. Leave zoning the same as it is now 
2. Want low-density along Bald Mt. Rd.  No 

apartments, prefer condos – prefer 
residential – no retail 

3. Leave it as is 
4. Agree to maintain residential zoning 
5. Maintain residential 
6. As long as no apartments – prefer single 

family, higher density 
7. Leave at 5 acre lots 
8. Redevelop at a less dense build-out after 

Oakland Heights closes – as market 
demand increases 

9. No! 
10. Prefer residential use retained in this area.  

No problem with higher residential 
densities south of Kensington site, with 
densities lower the further south you go on 
Bald Mountain.   

11. No high density apartments in north area 
12. No more apartments or mobile home parks 
13. Maintain character of Bald Mountain 

corridor 

1. What impact /benefit would it have for 
the City?  Taxes from industrial. Pontiac 
School District seems to prevent more 
people moving in 

2. Squirrel to Bald Mt – park path!  
Through wetlands behind Shimmons, 
through the acreage behind Pinecrest 
following the creek areas 

3. Create trail by creek / Bald Mt. Dr. 
4. Natural areas 
5. Splash pad 
6. Parks and playgrounds 
7. Family-friendly areas 
8. Slow down traffic 
9. Speed limit along Bald Mt. Rd. and 

walking path / sidewalks 
10. Do not use Hawk Woods as park.  Like 

to keep it natural and peaceful since it 
is a nature center 
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Question #6:  Do you have any problems with cell phone service or data?  Are you OK with additional wireless 
communication facilities being built in the area to upgrade service? 

Yes No Misc. 
1. Yes!!!  - Auburn Grove, Hawthorne Sub - 

signal stinks - very weak 
2. Cell phone connections could be better 
3. Tower in the outer rim of park near Bald 

Mt. Rd. near or in Hawk Woods Nature 
Preserve 

4. OK with upgrading – no towers unless on 
Auburn Hills property 

5. There are problems – correct placement 
and screening are acceptable 

6. Cell phones at Kensington site 
7. Sometimes problems 
8. T-mobile, AT&T, Cell phone reception 

bad.  No cell phone tower in Hawk Woods 

1. Not in Favor of towers – don’t have any 
problems 

2. Heritage has problems, but no one else.  Not ok 
with additional wireless 

3. TV reception problems – Kensington property 
would be a good place or put a communications 
center 

4. Cell phone AT&T and Sprint – not in residential 
communities 

5. No problems with cell phone service or data 
6. No issue with cell phone service 
7. No known problems.  Group understand federal 

regulations and if it has to be added, they 
understand. 

8. OK current call reception 
9. No. Approval of future wireless facilities 

depends on the facility that would be proposed 
10. No cell tower at Hawk Woods 

1. Comcast is a monopoly.  We 
want choice 
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Question #7:  Are you happy with the amount of retail uses in your neighborhood? 

Yes No Misc. 
1. Don’t like strip malls – happy with 

current amount 
2. Retail uses – yes. Like it away from 

housing but within five to ten minute 
drive 

3. Yes – with what is there. No party 
stores/liquor stores – plenty of other 
places to go in and around area within 
very reasonable drive 

4. No issue. Enough retail 
5. Have enough. No problem 
6. No more strip malls 
7. No. Enough retail 
8. No retail issues – access is fine now 
9. Happy with retail use? Yes.  Buildout 

existing retail on Lapeer – foot friendly
10. Yes. 
11. No retail needed because close 

proximity to Lapeer Rd. 

1. Better quality eating establishments for 
family dining, i.e. Cracker Barrel, Bob 
Evans, I-Hop, Egg & I.  Would like to see a 
Papa Joe’s type store 

2. Smaller coffee shops, fast foods 
3. Small shops 
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Question #8:  How do you feel about the traffic near where you live? 
1. Traffic ok in the area 
2. Need a right turn lane only from SB Squirrel to WB Walton 
3. North-bound Squirrel past Walton right turn lane is issue 
4. Cement curbs/barriers - where Squirrel (NB) goes to single lane is a hazard 
5. Don’t like higher speed limit on Bald Mt. 
6. Objects to raising of speed limit from 25 to 35 mph.  Done on Shimmons Road too.  25 to 35 mph.  Speed bumps? Signs with flashing yellow 

lights to indicate speed of vehicle driving too fast 
7. Left turn arrow from Squirrel to east-bound Tienken. 
8. Landscaping needed in boulevards on Squirrel Rd. 
9. Need lighting along Squirrel north of Walton 
10. Hate traffic on Squirrel  
11. Don’t like the boulevard 
12. Lighting on Squirrel 
13. Important to watch density – traffic is a problem 
14. Too much traffic as is 
15. Propose the cross-walk light on Walton Blvd from Beacon Hill Apt to Oakland University 
16. Traffic light at cross of Shimmons and Squirrel 
17. Too many trees taken down on Squirrel but the road has not been widened 
18. Crosswalk to OU and no sidewalks on North side of Walton 
19. Need streetlights on Squirrel and traffic light at Shimmons & Squirrel. 
20. Disappointed with Squirrel Road improvements – removed too many trees and road not widened enough.  
21. Mixed because of where we live 
22. Already too much traffic – problems for residents on Squirrel 
23. Traffic concern at Squirrel and Tienken – more so by those who enjoyed 16 years of road closure) 
24. Sidewalk issue maybe on NE corner of Tienken and Squirrel (even Dutton it is connected or  
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(Continued) Question #8:  How do you feel about the traffic near where you live? 
 

25. Traffic - Slow down on Bald Mt.  
26. Squirrel and Shimmons – dip on Squirrel 
27. On Shimmons, not so good. Getting too heavy 
28. On Bald Mountain, it is okay. 
29. Additional traffic on Squirrel Road - new road was poorly planned – obsolete 
30. Squirrel Road medians useless - no room for accidents 
31. Dangerous hill on Squirrel and Shimmons 
32. Need left turn signal at Tienken and Squirrel 
33. Having problems with traffic and speed on Shimmons 
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Question #9:  Do you visit the Hawk Woods Nature Center?  Do you like it? Anything you would like to 
see added? 

1. Wonderful.  Best kept secret 
2. Everyone likes and visits 
3. Walking paths and signage could be better 
4. Fill in potholes around lake 
5. Yes! Could sidewalks be put in? 
6. Yes/  50/50 
7. Hawk Woods Park is good as is 
8. We all like it and visit frequently 
9. Leave it alone 
10. Well liked.  If you add to it you will take away from natural state.  Good job. Leave it alone. 
11. Wonderful. Love it 
12. Visit Hawk Woods – no to adding to it 
13. Dog Area 
14. Yes - Like it. Playground Area? 
15. Positive responses. Several in group visit Hawk Woods 2 to 5 times a year.  Enjoy it.  Only improvements might be a few more trails, but 

current trails are sufficient. 
16. Connect to Hawk Woods Nature Center 
17. Possible use of utility pathway to connect Hawk Woods Nature Center 
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Question #10:  Any other observations or comments? 

1. Fabulous parks program – great employees and staff 
2. Plans for walkways / bike paths on Bald Mountain 
3. Flashing light at entrance of Paramount Estates on Tienken or passing lane 
4. Why are kids allowed to play on soccer field (across from Ajax) but no residences allowed? 
5. Traffic light at Bald Mountain and Dutton because it is a blind hill. 
6. Hawthorne Forest is not getting police patrols 
7. EMS response time is credible?  Boulevard too narrow – can’t pull over for emergency vehicles. 
8. No fracking 
9. Trolley 
10. Street lights on Squirrel 
11. Sidewalks below roadway – elevate above grade 
12. No more industrial. Small strip mall, senior housing, assisted living, medical 
13. Dutton & Squirrel – 10 acres? 
14. More lighting on Squirrel from Walton to Dutton 
15. The Squirrel Road Project is a failure.  It didn’t solve the problem. 
16. Blew it on Squirrel Road Project.  Took trees unnecessarily, put Band-Aids on but problems still exist. 
17. Excessive lighting – Dark Sky Initiative (investigate this) 
18. Can Auburn Hills buy Kensington? 
19. Fundraiser to buy Kensington? 
20. Bike / Walking path on Bald Mt. Road – Talk with DPW 
21. Utility path across from Hawk Woods 
22. Adjacent property owner wants to follow up with CD 
23. Connect to Clinton River Trail 
24. Sidewalk completion along Shimmons 
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Auburn Hills officials to meet with residents about zoning in city’s northeast 
corner

By Paul Kampe, The Oakland Press 

Monday, January 18, 2016

The Auburn Hills Planning Commission will be holding an 
informal meeting with more than 100 residents Tuesday, 
Jan. 19 concerning potential development in the city’s 
northeast corner. 

The Northeast Corner Neighborhood, bounded by Dutton 
Road and Walton Boulevard to the north and south and 
Lapeer Road and the City of Rochester Hills to the west and 
east, was originally zoned in a way to preserve natural 
features. 

In 2001, city officials approved a master plan, which 
included zoning which reduced housing density in that area 
of the city, but also offered developers the opportunity to 
build more homes if they preserved open spaces and trees.

Officials opted not to change the zoning when the plan was reviewed in 2007, but anticipated 
development and planned road improvements have brought the issue back to light, according to 
director of community development Steven Cohen.

The city’s planning commission also recently approved an amendment to the plan paving the way for 
a 55-and-up community to be located along Squirrel Road between Dutton and Tienken roads 
proposed by Auburn Hills-based Moceri Companies. 

Tuesday’s meeting is expected to be just the first step in a months-long process, officials said. 

Cohen said the planning commission will be looking at a possible “slight” increase in the incentives 
offered to encourage developers to preserve open spaces as well as address potential housing density 
for land along Shimmons Road near Oakland Christian School. 

Cohen said the commission is expected to examine the potential use of land on the southeast corner of 
Dutton and Bald Mountain roads where Kensington Church had proposed to build prior to the 
economic recession of 2008. 

City officials had hoped to begin the process last year, but were delayed by an investigation into a 
methane gas source along Dutton Road, Cohen said.

Tuesday’s meeting will begin at 7 p.m. at North Auburn Hills Baptist Church, located at 3889 North 
Squirrel Road.
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