
AGENDA 

The City of Auburn Hills 
Planning Commission Meeting 

Wednesday, May 8, 2019  7:00 p.m. 
 

LOCATION:  City Council Chambers 
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 – April 10, 2019 
 
5. PETITIONERS 

 
5a. Albert’s Coney Grill 

Public Hearing / Motion – Recommendation to City Council approval of a Special Land Use Permit for an automatic 
changeable copy sign 
 

6. OLD BUSINESS - None 
 
7. NEW BUSINESS 
 
7a.  Presentation from Elite Detection K9 and introduction of development proposal at 2700 Auburn Court 
 
8. COMMUNICATIONS  
 
9. NEXT SCHEDULED MEETING – Wednesday, June 12, 2019, 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.  

 
 

 

 
 

IMPORTANT NOTICE TO PETITIONERS 

Items will be presented to the City Council on May 20, 2019. 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. 

http://www.auburnhills.org/


CITY OF AUBURN HILLS  
PLANNING COMMISSION  

MINUTES 
NOT YET APPROVED 

 

CALL TO ORDER:  Chairperson Ouellette called the meeting to order at 7:00 p.m. 
 
ROLL CALL: Present:  Beidoun, Hitchcock, Mendieta, Moniz, Shearer, Ouellette, Pederson, Pierce,    

Absent:  Ochs 
Also Present:  Director of Community Development Cohen, City Planner Keenan, City Engineer 
Juidici 
Guests: 42 

 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
3.   PERSONS WISHING TO BE HEARD - None      
 
4.   APPROVAL OF MINUTES – March 13, 2019 
 
Moved by Mr. Beidoun to approve the minutes of March 13, 2019. 
Second by Mr. Hitchcock. 
VOTE: Yes: Beidoun, Hitchcock, Mendieta, Shearer, Moniz, Ouellette, Pederson, Pierce 
 No: None 

          Motion Carried (8-0) 
 
5. PETITIONERS 
 
5a. Ridgewood Villas (a.k.a. Bald Mountain Road Condominiums) (7:01 p.m.) 

Public Hearing / Motion - Recommendation to City Council for approval of combined PUD Step One – 
Qualification/Step Two – Site Plan and Tree Removal Permit.  

 
Commissioner Hitchcock asked to abstain from considering this application due to a business conflict. 

Moved by Ms. Shearer to recuse Mr. Hitchcock from considering this application due to a business conflict. 
Second by Mr. Beidoun. 
VOTE: Yes: Mendieta, Shearer, Moniz, Pederson, Pierce, Beidoun, Ouellette 
 No: None 

          Motion Carried (7-0) 
 
Mr. Ouellette asked Mr. Mendieta to read into the record correspondence received from the following individuals, 
copies of which are attached and incorporated as a part of these minutes: 
 
1. Italia Millan, 3744 Bald Mountain Road, Auburn Hills, MI  48326 
2. Earnest Brock, 3620 Bald Mountain Road, Auburn Hills, MI  48326 
3. Brent Fields, 3940 Bald Mountain Road, Auburn Hills, MI  48326 
 

Mr. Cohen introduced the request from Bald Mountain Road SOBI, LLC to construct an R-1A, Open Space 

Development on 38.53 acres of land located east of Bald Mountain Road, south of Dutton Road.  The property is 

zoned R-1A, One Family Residential District. 

Mr. Cohen explained that the project will consist of 113 detached single-family homes with an associated clubhouse 

and swimming pool.  Seven homes, along with their associated accessory structures, on eight parcels, will be 

removed from the project site.  Construction is expected to begin this summer and take approximately 4-5 years to 

complete, depending on market conditions. 

Mr. Cohen reviewed the history of this neighborhood, the density incentive to preserve open space, the history of 

the changes in density over the last 20 years, and the difference between a Master Plan and zoning.   

        April 10, 2019
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Mr. Juidici provided an overview of OHM’s site plan review.  He stated that access to the site is proposed via a 

single boulevard entrance to Bald Mountain Road.  All internal roadways within the site are 30 feet in width as 

measured from the back of curb to allow for two-way traffic flow.  Per Fire Department standards, parking will be 

allowed on one side only with the other signed as a designated fire lane.   

Mr. Juidici further explained that storm runoff for the site will be collected via a series of catch basins and storm 

sewer and routed to a detention basin on the southern portion of the site.  Stormwater will outlet from the detention 

pond to an existing wetland/water course at the south edge of the site, and will ultimately flow to the Galloway 

Drain.  The site is within the Galloway Drain drainage district, and the allowable outflow rate for the site is 0.097 

cfs/acre. 

Mr. Juidici stated that a traffic study has been submitted by the applicant.  The development is anticipated to 

generate 85 trips during the a.m. peak hour and 114 trips during the p.m. peak hour.  An operational analysis was 

performed as part of the study for the intersections of Phillips/Bald Mountain.  The city is in discussion with MDOT 

regarding this intersection.  Analysis was also conducted for the intersections of Phillips/Shimmons and Bald 

Mountain/Dutton.  The analysis indicates that all approaches other than the northbound and southbound 

approaches to the intersection of Bald Mountain and Dutton operate at acceptable levels of service after the 

proposed development.  The study identifies a poor level of service for the northbound approach at Bald Mountain 

and Dutton with existing conditions that continue to operate poorly with the proposed development.  There remains 

the possibility of adding a turn lane.  This can be further discussed during the full engineering review. 

David Stollman, Bald Mountain Road SOBI, LLC, 1943 Henrietta Street, Birmingham, MI  48009 and Eric 

Lord, Atwell, LLC, 2 Towne Square, #700, Southfield, MI  48076 were available to answer any questions from 

the Planning Commission. 

Mr. Moniz asked whether the outlet for the detention pond is going to send water into the neighboring houses.  Mr. 

Keenan explained that the water will drain to the Galloway Creek.  Mr. Juidici further explained that the water will 

drain in the same direction as before, through the existing drainage course and wetlands to the Galloway Creek.  

The amount of flow will not be increased. 

Mr. Moniz stated that he would like to see as many trees as possible kept in the 100’ right-of-way.  Mr. Juidici 

indicated that the developer is proposing an 86’ right-of-way in order to save as many trees as possible. 

Mr. Moniz asked whether there would be buffer zones between the properties.  Mr. Lord stated that the south side 

will have a very large buffer and the north side will include a significant grade change and the construction of a 

retaining wall.  It is the desire of the developer to keep as many trees as possible.  Mr. Moniz stated that he would 

like to see the area kept as natural as possible, maintaining many of the mature trees. 

Mr. Moniz asked whether the truck and construction traffic could be restricted to a specific entrance.  Mr. Stollman 

stated that they could prepare a map and attach it as a part of the contract indicating that construction traffic will be 

required to utilize Dutton Road. 

Mr. Beidoun asked about the Phillips/Lapeer Road intersection.  Mr. Juidici stated that the City has approached 

MDOT regarding this intersection. 

Mr. Beidoun asked whether the applicant will need a permit to fill the wetlands.  Mr. Lord explained that the 

applicant will be preserving 80% of the wetlands and will need a permit from the MDEQ for the 20% being filled.  

The applicant will be required to mitigate that area or pay into a wetland bank. 

Ms. Pederson asked where those mitigated wetlands will go.  Mr. Lord explained that the MDEQ usually prefers 

payment into a wetland bank. 



Auburn Hills Planning Commission –April 10, 2019 
Page 3 of 9 
 
Mr. Ouellette asked whether the retention pond will overflow onto adjacent property.  Mr. Lord stated that the 

bottom of the pond is level with the adjacent property.  The applicant will take precautions so it will not run onto 

neighboring properties.  It will follow the same course as it always has. 

Mr. Ouellette asked who is responsible for keeping the ditches cleaned out.  Mr. Juidici stated that the office could 

follow up with the DPW regarding maintenance needs for the ditches. 

Mr. Ouellette asked about the right-turn lane at Bald Mountain and Dutton.  Mr. Juidici explained that the traffic 

study suggests that a right-turn lane would reduce traffic congestion.  Mr. Stollman further stated that the applicant 

is committed to putting in that right-turn lane and it will be part of the engineering package. 

Mr. Ouellette asked about maintenance of the retention ponds.  Mr. Keenan stated that the City requires a 

maintenance agreement for the ponds. 

Mr. Ouellette asked whether a bike path will be included on the west side of Bald Mountain or the east side.  Mr. 

Cohen stated that the Master Plan calls for a bike path on both sides. 

Mr. Pierce asked how much earth will be moved.  Mr. Lord stated that soil borings show that most of the area is 

clay.  Approximately 40,000 yards of earth will be moved, and hopefully contained onsite.  Final engineering has 

not yet been completed. 

Mr. Pierce asked whether the clay soil was considered when the calculations for runoff and holding capacity of the 

pond were done.  Mr. Lord indicated that the clay soil was considered. 

Mr. Moniz asked about the trees that have been marked.  Mr. Lord explained that the trees are all tagged and 

shown on the plan.  Mr. Stollman explained that the regulated trees have been tagged for identification.  An arborist 

will identify and count the trees.   

Mr. Mendieta asked about the house designs and whether there will be any ranches.  Mr. Stollman stated that there 

will be a mixture of designs, dictated by the market. 

Mr. Ouellette opened the public hearing at 8:00 p.m. 
 
Italia Millan, 3744 Bald Mountain Road, expressed concern that the trees are tagged with fluorescent pink or 
orange ribbons.  She also stated that the water draining into Galloway Creek is currently slowed in its path by 30+ 
acres of trees and that they already experience flooding problems in their front and back yard.  Ms. Millan also 
asked about the square footage of the homes. 
 
Mr. Stollman explained that the homes will be between 1,800-2,300 square feet.  He also explained that the 
different color flags on the trees delineate the wetlands. 
 
Brent Fields, 3940 Bald Mountain Road, questioned the tagging of dead trees.  He also explained that the ditch 
to which he was referring is the ditch that cuts across the center of his property.  This was previously a 5’-6’ deep 
ditch that runs from Bald Mountain Road to the Galloway Creek through his property.  Because of the sediment 
from the road, the ditch is now 2’-3’ deep and constantly wet.  Mr. Juidici stated that there is no record that the City 
permitted the ditch.  From the aerial photos, it appears the ditch was cut sometime between the mid-1960s and 
1970.  The ditch is on private property. 
 
Ms. Shearer asked what the effect will be if the runoff water cannot reach the Galloway Creek.  Mr. Lord stated that 
the overall plan for the site does not change the natural flow of the water.  The water is just being collected and the 
flow regulated at a slower rate.  Mr. Keenan added that the wetlands are considered waters of the State and stated 
the City’s stormwater standards, in which the development complies with, are designed to meet all State and 
Federal regulations associated with the Clean Water Act. 
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Vladimir Bacik, 984 Wildbrook Lane, Orion Township, MI (having an interest in 3720 Bald Mountain Road), 
expressed concern with the flow rate.  He stated that the culvert under Bald Mountain Road from west to east is 
completely plugged, as no maintenance has been performed.  Mr. Bacik also stated that the intersection of Bald 
Mountain Road and Dutton needs a traffic signal. 
 
Jeremiah Packham, 3378 Bald Mountain Road, expressed skepticism at the anticipated selling price of the 
homes in the proposed development.  He does not believe that the market will bear what the developer anticipates. 
 
Ernest Brock, 3620 Bald Mountain Road, read a letter written by his wife, Diane Brock, stating that they have 
resided at this address for thirty-six years.  The area is rural and beautiful, and she does not want to see it 
destroyed.  Mr. Brock stated that he understands that progress cannot be stopped, but he would like the property 
left as it is.  He stated that the increased traffic will be overwhelming, especially on a road where speed is already 
an issue. 
 
Ms. Shearer asked what the impact will be on property values.  Mr. Ouellette stated that the price point of the 
proposed development would be favorable to the City. 
 
Adam Rabe, 3880 Bald Mountain Road, stated that there is already a right-turn lane in place.  He stated that the 
traffic study was conducted in January during a time that did not provide accurate results.  He stated that people 
walk along the road to get to the park.  The increased traffic would make this extremely dangerous.  A bike lane to 
the park would be needed.  Mr. Rabe also believes that the housing prices are overly optimistic for the population 
for which they are intended.  He also stated that this is a very wet area, with many small creeks that overflow. 
 
Donald Hughes, 3744 Bald Mountain Road, stated that Bald Mountain Road is one of the few rural areas left in 
Auburn Hills.  Subdivisions break up the natural feel of the area.  He stated that in prior workshops, the majority of 
residents indicated that they wanted a lower density.  He further stated that he does not believe that removing trees 
and planting grass is preserving open space.  He stated that the developer is being allowed to increase the density, 
ignoring the residents’ wishes.  Mr. Hughes also concurred with previously stated traffic concerns.  He expressed 
concern with an increase in noise and odor from Ajax Materials when the natural buffer of the trees is removed.  He 
believes that this will also affect air quality.  Mr. Hughes stated that the retention ponds will push the water downhill 
towards neighboring properties.  Because replacement trees will not have mature root systems, the removal of 
mature trees will cause ground that is already wet to be over-saturated.  Run-off will increase, and wildlife will be 
affected.  He also expressed concern with the use of pesticides in a subdivision. 
 
Jerry Dunn, 4190 Bald Mountain Road, stated that his property is part of the developer’s plan.  While he believes 
that conservation is important, he also believes that progress cannot be halted.  The group of owners who met with 
developers specifically chose this developer that has committed to working to keep the area as natural as possible 
so that the neighbor’s concerns will be considered. He stated that some opposition might be due to those properties 
not being included in the developer’s plan. 
 
Diane McDaniel, 4110 Bald Mountain Road, agreed with Mr. Dunn and that Bald Mountain Road developer was 
the best choice as far as one who was committed to keeping the area as natural as possible. 
 
Vladimir Bacik, 3720 Bald Mountain Road, asked where the mitigated wetland will be located.  Mr. Ouellette 
explained that wetlands mitigation is quite common.  Developers pay into a bank which will be used to preserve 
another wetland. 
 
Bonnie Knoppe, 3988 Bald Mountain Road, stated that she appreciates the developer placing the ponds on the 
south side of the development to create a buffer.  She stated that she feels this is the best use of the space and is 
happy about the project. 
 
Cheryl Lynn Gregory, 3220 Pinecrest Way, expressed concern about the quality of the stormwater flowing to 
Galloway Creek. She asked whether any natural buffers or screening will be used.  Mr. Juidici explained that the 
City has requirements for stormwater that will be addressed in the overall Stormwater Management Plan. 
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Manuel Ferraiuolo, 4234 Bald Mountain Road, stated that he purchased his property in 2013 because of the 
space and to reinvest in the area.  The group of property owners chose to work with this developer because of their 
commitment to keeping trees and preserving open space.  He stated that he understands the resistance to change, 
but the Master Plan does allow this type of development. 
 
Donald Hughes, 3744 Bald Mountain Road, stated that he is not opposed to the plan because he was not 
included.  He is opposed because he has no intention of leaving his property under any circumstances.     
 
Mr. Moniz asked that Mr. Keenan and Mr. Cohen look into the drainage mitigation.  He also asked that Mr. Juidici 
keep all the comments heard tonight in mind when the applicant begins the project.  Mr. Moniz asked the developer 
to please keep as many trees as possible if the application is approved and to keep the residents’ concerns in 
mind. 
 
Mr. Moniz asked Mr. Keenan to contact the DPW to check into the blocked pipe under Bald Mountain Road.  He 
also asked staff to contact the Police Department to see if they can patrol Bald Mountain Road during rush hour.  
He also requested the Police Department be informed about the agreed upon route for construction traffic. 
 
Mr. Moniz also encouraged the pursuit of a traffic signal at Bald Mountain Road and Dutton Road. 
 
Hearing no further comments, Mr. Ouellette closed the public hearing at 8:42 p.m. 
 
Moved by Mr. Pierce to recommend to City Council approval of combined PUD Step One – 
Qualification/Step Two – Site Plan and Tree Removal permit for Ridgewood Villas subject to the conditions 
of the City’s administrative review team. 
Second by Mr. Beidoun. 
VOTE: Yes: Pederson, Mendieta, Pierce, Moniz, Beidoun, Ouellette 
 No: Shearer 

    Abstain:  Hitchcock        Motion Carried (6-1) 
 
5b. Executive Hills North – Unit 10 – Speculative Building (8:45 p.m.) 

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

 
Mr. Keenan introduced the request from Dembs Development Company to construct a 138,200 square foot 
Technology and Research building at the southeast corner of Executive Hills Boulevard and Executive Hills Court.  
The 10-acre parcel is zoned Technology and Research District.  Approximately 64,000 square feet of the building 
will be used for office space and the remaining 74,200 square feet is designated for laboratory purposes. 
 
Dembs Development Company is well-known for redeveloping the former Showcase Cinema property on Opdyke 
Road into the GKN Automotive and Martinrea International facilities.  The company, in partnership with Schostak 
Brothers and Company, intends to start construction on the building’s shell while they seek a tenant whose 
business needs are compatible with the uses specified in the City’s Zoning Ordinance Technology and Research 
District. 
 
Mr. Keenan stated that 700 replacement trees are required and 135 replacement trees are proposed.  All 
replacement trees cannot be planted on site due to site constraints so a payment into the City’s Tree Fund will be 
required. 
 
The City’s consulting engineer determined that Executive Hills Court needs repair.  The road is a private road and 
approximately 17-years old.  The developer will work with Cooper Standard and Genisys Credit Union who have 
frontage on the road to make the necessary improvements to the level deemed acceptable by the City’s engineer. 
 
Total investment in the project is estimated at $7 million.  Dembs intends to begin construction in June 2019, with 
completion taking place in the first quarter of 2020.   
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Ryan Dembs, Dembs Development Company, 27750 Stansbury, Suite 200, Farmington Hills, MI  48334, was 
available to answer any questions of the Planning Commission. 
 
Mr. Pierce stated that there appears to be a lot of square footage is dedicated to office space.  Mr. Dembs 
explained that the 54,000 square feet is an estimate, and will be based on what the prospective tenant would 
require. 
 
Mr. Moniz stated that he would like to see a tenant committed to the site as soon as possible.  Mr. Dembs agreed, 
stating that his company builds them in such a way as to make them as flexible as possible.  He will begin working 
with brokers once construction begins. 
 
Mr. Mendieta asked about the total square footage of the project.  Mr. Dembs explained that the total square 
footage is 138,200, including the 2nd floor.  He further stated that it is possible that there would not be a second 
floor, depending on the needs of the tenant. 
 
Mr. Hitchcock asked what the market studies show as far as the timetable for occupancy.  Mr. Dembs stated that 
he anticipates having a tenant in place before the building is complete, based on current market activity for the size 
and type of building. 
 
Mr. Ouellette opened the public hearing at 8:52 p.m. 
 
Michelle Matson, Genisys Credit Union, 2100 Executive Hills, Auburn Hills, MI  48326, expressed concern 
with the condition of Executive Hills Drive.  She stated some patching and pothole repair had been done, but 
construction traffic will cause more damage. 
 
City Engineer Juidici stated that because this is a private road, it is not under the jurisdiction of the City.  The road 
has deteriorated, and construction traffic will increase that.  He recommends that improvements be made at the 
time of construction which is listed as a condition of approval of the project. 
 
Ms. Matson asked about the possibility of a traffic light at Opdyke and Executive Hills.  Mr. Juidici stated that 
because Opdyke is a County road, the County would have to be contacted to see if this has been considered 
recently. 
 
Hearing no further comments, Mr. Ouellette closed the public hearing at 8:57 p.m. 
 
Moved by Mr. Hitchcock to recommend to City Council approval of the Site Plan and Tree Removal Permit 
for Executive Hills North – Unit 10 – Speculative Building subject to the conditions of the City’s 
administrative review team. 
Second by Ms. Shearer. 
VOTE: Yes: Mendieta, Hitchcock, Shearer, Pierce, Moniz, Beidoun, Pederson, Ouellette 
 No: None 

          Motion Carried (8-0) 
 
5c. Auburn Hills Outdoor Storage - PUD (8:58 p.m.) 

Public Hearing / Motion - Recommendation to City Council for approval of combined PUD Step One – 
Qualification/Step Two – Site Plan.  

 
Mr. Keenan introduced the request from Main Enterprises, LLC to construct a vehicle storage lot on the vacant 
parcel located at 415 Collier Road.  The 15.2-acre parcel is located on the north side of Collier Road between the 
railroad tracks and the Pontiac landfill.  The property is zoned I-3, Heavy Industrial District.  The proposed land use 
is much less intensive than other land uses allowed in the I-3, Heavy Industrial District. 
 
Mr. Keenan explained the proposed Planned Unit Development (PUD) will consist of two separate phases.  Phase 
One includes the construction of the gravel lot on the front half of the parcel.  Operations for Phase One will include 
one remote manager who will meet new customers on-site by appointment.  Existing customers will have access to 
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the facility from 6:00 a.m. to 11:00 p.m., seven days a week.  Customers will also be able to extend the hours on a 
case-by-case basis.  Structures in Phase One include one guard shelter and one port-a-john. 
 
Mr. Keenan further explained that once Main Enterprises generates enough customers and revenues from Phase 
One, the owner then anticipates construction for Phase Two will proceed.  Phase Two includes expanding the 
gravel lot further to the north, constructing a 3,000 square foot building, installing a fire hydrant along the north drive 
aisle near the north boundary line of Phase One, and completing the landscaping as shown on the plan.  Phase 
Two will have a manager on site Monday through Saturday from 10:00 a.m. to 5:00 p.m. and by appointment.  
Customers will be able to access the facility seven days a week from 6:00 a.m. to 11:00 p.m. and will continue to be 
able to extend the hours on a case-by-case basis. 
 
Mr. Keenan provided a brief history of the property.  A steel drum recycling facility called Great Lakes Container 
Corporation had operated at the site from approximately 1950 to the late 1980s.  The site which was contaminated 
by a previous business operation was cleaned up to meet industrial standards via oversight by the MDEQ in the 
early 2000s.  Previous uses approved by City Council include a concrete and aggregate crushing and recycling 
operation, with retail landscaping material sales in 2006 and a recycling and landscape center in 2008. 
 
On June 13, 2018, the Planning Commission reviewed an application submitted by Bedient Construction for 
approval to allow a concrete and aggregate crushing/recycling operation, along with topsoil and sand processing.  
The proposed land use did not receive a recommendation for approval, and Bedient Construction withdrew their 
application. 
 
Mr. Keenan mentioned there were a few key issues noted in staffs cover letter he can elaborate more on if the 
Commission wishes. 
 
Construction on Phase One is expected to begin in June 2019 with completion in October 2019.  
 
Kevin Main, Main Enterprises, LLC, 21355 Telegraph Road, Southfield, MI  48033, was available to answer any 
questions of the Planning Commission. 
 
Mr. Ouellette asked where the facility is located in Rochester Hills.  Mr. Main explained that it is on Hamlin Road, 
across from Borden Park and next to Hamlin Tool & Die. 
 
Mr. Beidoun asked what type of vehicles will be stored.  Mr. Main explained that there will be numerous types of 
recreational vehicles, boats, watercraft, ATVs, and some construction-type vehicles.  He cautioned that there will be 
no open storage of materials. 
 
Mr. Beidoun asked who will have access to the facility.  Mr. Main stated that the customers are provided personal 
passcodes by which they are able to access the facility during set hours, and those passcodes can be programmed 
to be allowed extended access with pre-arrangement when necessary. 
 
Mr. Beidoun asked whether there would be any residential use of the property.  Mr. Main stated that the facility is 
for storage purposes only. 
 
Mr. Beidoun asked whether there will be security cameras installed.  Mr. Main stated that there will be numerous 
security cameras. 
 
Mr. Mendieta asked whether inventory will be moved from Rochester Hills to this facility.  Mr. Main explained that 
while that would not be his intention, there may be some overlapping clientele.  He currently has a waiting list for 
the Rochester Hills facility. 
 
Ms. Shearer asked about the average cost for storage.  Mr. Main explained that it ranges from $30-$60/month, 
depending on the size of the vehicle. 
 
Mr. Ouellette asked whether there will be a dump station on site.  Mr. Main stated that dump stations are no longer 
allowed by Oakland County. 
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Mr. Moniz asked how many spots will be available in each Phase.  Mr. Main stated that Phase One will consist of 
approximately 300 storage spaces, and Phase Two will consist of approximately 180 spaces. 
 
Mr. Moniz asked whether mechanical work would be allowed.  Mr. Main explained that the rental contract stipulates 
that no major mechanical work is allowed.  Any major mechanical work would be done off-site.  Mr. Keenan stated 
that the developer agreement states that no oil changes or vehicle repairs will be allowed.  Phase Two would only 
allow winterization. 
 
Mr. Moniz asked whether any employees would be on-site.  Mr. Main stated that Phase One will be operated from 
off-site.  Phase Two will require someone on-site during office hours. 
 
Mr. Hitchcock stated that the Rochester Hills site is very clean and well-organized.  He asked if there had been any 
accidents at that facility.  Mr. Main stated that there had been one minor bump, which was taken care of between 
the owners. 
 
Mr. Hitchcock asked whether the access hours are controlled through the electronic gating system.  Mr. Main 
explained that the gate can be programmed for specific hours and can be adjusted for a single customer on a case-
by-case basis.  He does not agree with facilities that allow 24-hour access. 
 
Mr. Ouellette opened the public hearing at 9:20 p.m. 
 
Mr. Ouellette asked Mr. Mendieta to read into the record correspondence received from Robert Stepanian, 
Surplus Steel, Inc., 321 Collier Road, Auburn Hills, MI  48326, a copy of which is attached and incorporated as a 
part of these minutes. 
 
Martha Usztan, 261 Collier Road, Auburn Hills, MI 48326, stated that she has no objection to the facility, but is 
concerned that long haul truckers will use the facility to park their vehicles there.  She also expressed concern with 
the condition of the fence along Collier Road.  She stated that it is old, rusting and unsightly.  Mr. Main explained 
that he will be leaving the fence at this point, but will be adding new landscaping and trees.  New fencing will be 
installed in front of the building.  Mr. Keenan stated that the developer will be keeping a lot of trees and planting 
additional trees.  
 
Mr. Keenan further stated that the existing fence will have to be maintained.  If it falls into disrepair, it will have to be 
fixed or replaced. 
 
Ms. Usztan asked what types of repairs will be allowed.  Mr. Ouellette stated that there will be no “repair work” in 
Phase One.  There may be some repairs and winterization allowed inside the building in Phase Two.  Mr. Main 
stated that 90% of the vehicles stored are trailers, which do not have brake fluid. 
 
 
Ms. Usztan asked whether trees with be added in Phase One.  Mr. Main said that he will be planting trees in Phase 
One. 
 
Ms. Usztan stated that she had no objection to the proposal and feels that it is a good use of the property. 
 
Hearing no further comments, Mr. Ouellette closed the public hearing at 9:28 p.m. 
 
Moved by Mr. Beidoun to recommend to City Council approval of the combined PUD Step One – 
Qualification/Step Two – Site Plan to construct a vehicle storage lot subject to the conditions of the City’s 
administrative review team. 
Second by Mr. Hitchcock. 
VOTE: Yes: Hitchcock, Shearer, Pierce, Moniz, Beidoun, Pederson, Mendieta, Ouellette 
 No: None 

          Motion Carried (8-0) 
 
6.  OLD BUSINESS – None 
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7.  NEW BUSINESS – None 
 
8.  COMMUNICATIONS 
 
Mr. Keenan stated that he distributed invitations to each Commissioner from Moceri for an upcoming open house 
for the senior living development in Oakland Township. 
 
Mr. Keenan stated that the following items will be considered at the May 8, 2019, Planning Commission meeting: 

1. Beacon Homes’ Townhome development 
2. Albert’s Coney Grill, 2061 Featherstone Road 

 
9.  NEXT SCHEDULED MEETING 
 
The next scheduled meeting is on Wednesday, May 8, 2019, at 7:00 p.m. in the City Council Chamber. 
 
10.  ADJOURNMENT 
 
Moved by Mr. Moniz to adjourn the meeting at 9:30 p.m. 
Second by Mr. Beidoun. 
VOTE: Yes: Shearer, Pierce, Moniz, Beidoun, Pederson, Mendieta, Hitchcock, Ouellette 
 No: None 

          Motion Carried (8-0) 
 
 
Submitted by: 
Susan McCullough, CMC, CMMC 
Recording Secretary 
 















Planning Commission  Agenda  

May 8, 2019 Meeting Agenda Item No. 5a. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

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

Submitted:  May 3 2019 

Subject:  Albert’s Coney Grill - Automatic Changeable Copy Sign    
   Public Hearing / Motion – Recommendation to City Council for approval of a Special Land Use Permit 
 
INTRODUCTION 

This is a request for approval to construct an 
automatic changeable copy sign at Albert’s 
Coney Grill located at 2061 Featherstone 
Road.  The 0.55-acre site is zoned B-2, 
General Business District and generally 
located on the north side of Featherstone 
Road just east of Opdyke Road.  

 
The existing 17-feet 9-inch tall pole sign will 
be removed and a new 8-foot tall monument 
style automatic changeable copy sign will be 
constructed on the site.  The new sign will be 
set back approximately 13-feet from 
Featherstone Road right-of-way and 8-feet 
from the east property line.  The sign is 
located on the property, so it does not 
encroach in on any existing utility easements, 
such as the 12-foot wide easement for the 
Johnson Drain.  The sign will be set back 
approximately one-foot outside the Johnson Drain easement.  The sign is also positioned on the site to provide clear 
visibility for drivers entering the one-way drive entrance as well as those customers backing out of the handicap parking 
space.  Total investment in the project is estimated at $9,000.  

 

  
 

 
 

I
Aerial View of the Site 

FEATHERSTONE 

Sign Location 
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INTRODUCTION (cont.) 
As shown on the drawing below, the bottom portion of the new sign will have an illuminated cabinet with “Albert’s Coney 
Grill” printed on it.  That cabinet portion of the sign is 27.78 square feet and is 55.56% of the sign area.  The upper portion 
of the sign will have a 22.22 square foot color LED message board that makes up 44.44% of the sign area which will allow 
Albert’s Coney Grill to display new messages to their customers and the community.  The sign will sit upon a 2-foot high 
base made of brick.  The base is tall enough to help protect the bottom portion of the sign from possible winter snowpack 
and snow drift and help assure its visibility during the winter months.   
 

 
 
 
 
The sign is designed to meet the City’s regulations. 

 The sign will be equipped with photosensitive equipment which will automatically adjust the brightness and contrast of 
the sign in direct relation to the ambient outdoor illumination; 

 The pixel pitch/resolution of the LED sign is 10 mm, which meets the City’s requirement of being 25 mm or less; 

 The message copy will appear in intervals of no less than 15 seconds; 

 The use of animation, or flashing, scrolling or blinking characters is prohibited; 

 Albert's Coney Grill has agreed to display Amber Alerts and emergency messages when requested by the Police 
Department; 

 The sign will be fabricated of high-quality materials, which includes a brick base;   

 The height of the sign does not exceed 10 feet in height; and 

 The automatic changeable copy component of the sign will only operate during the hours that the business is open, or 
from 6:00 a.m. until 10:00 p.m., whichever is less.  This provision shall not apply to public emergency alerts. 

 

STAFF RECOMMENDATION 
We recommend Conditional Approval of the Special Land Use Permit for the automatic changeable copy sign and offer 
the following discretionary findings of fact: 
1. The location of the use will not negatively impact adjacent areas, which are zoned B-2, General Business (north and 

west) and T&R, Technology and Research (east and south). 
2. The land will be used in accordance with its immediate character, which is planned and zoned for non-residential 

development. 
3. The requirements of Section 1818 in the City’s Zoning Ordinance will be met. 
4. The use will promote the purpose and intent of the City’s Zoning Ordinance. 
5. The use will be consistent with the health, safety, and general welfare of the City of Auburn Hills, and the purpose and 

intent of the City’s Zoning Ordinance. 
 

Conditions 
1. The owner has agreed to display Amber Alerts and emergency messages when requested by the Police Department. 
2. The existing pole sign shall be removed. 
3. The final placement of the sign shall be verified by City Staff prior to the installation of the sign. 

 

Recommended Action: 
“Move to recommend to City Council approval of the Special Land Use Permit for the automatic changeable 

copy sign for Albert’s Coney Grill subject to the conditions of City’s administrative review team.” 
 

 
 
 

Dimensions of the proposed changeable copy sign 





   

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, May 8, 2019 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Albert’s Coney Grill 
 

General Property Location: 2061 Featherstone Road 
Sidwell No. 14-23-352-006 
 

Applicant: Michael Zacks – 4 Tech Signs – 313-933-4460 
 

Nature of the Request: Recommendation to City Council approval of a Special Land Use 
Permit for an automatic changeable copy sign.  
 

City Staff Contact: Shawn Keenan, AICP 
City Planner - 248-364-6926 
 

 

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

 

 
 

   

LOCATION MAP 
 

I
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May 8, 2019 Meeting Agenda Item No. 7a. 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  May 3, 2019 

Subject:  Elite Detection K9    
   Presentation / General Introduction of Development Proposal 
 
INTRODUCTION 
Staff has invited Greg Guidice, President and CEO of Elite Detection K9 (EDK9) to the Planning Commission 
meeting to introduce his company and explain their plans for the renovation of a 34-year-old industrial building located 
at 2700 Auburn Court.  The investment is anticipated to be approximately $4 million.  
 
EDK9 is a spin-off company of the Leader Dogs for the Blind organization.  Currently, the dogs and the company’s staff 
are housed in the Leader Dogs for the Blind facility in Rochester Hills.  However, the Rochester Hills’ facility does not 
have enough capacity to handle EDK9’s anticipated growth.   
 
EDK9 was recently founded to specifically breed, raise and train superior scent-detection Labradors and other working 
breeds, as well as provide certified K9 teams.  Due to an increase in global and domestic threats, there is an urgent 
demand for high-quality, American-bred explosive scent-detection dogs to protect schools, hospitals, businesses, public 
venues, etc. EDK9 informed us that there is an estimated shortage of 6,000 trained dogs needed to detect explosives. 
 
City staff has met with the company and has toured the Leader Dogs for the Blind facility in Rochester Hills.  We were 
very impressed and believe EDK9 would be a good fit for the building at 2700 Auburn Court, which is zoned I-2, General 
Industrial District.  The 22,760 square foot Auburn Court facility will be very similar to the Rochester Hills facility in interior 
design but on a smaller scale. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SITE 

2700 Auburn Court - Site Location Map 

I
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INTRODUCTION (cont.) 
Understanding that EDK9 will kennel dogs and that questions/concerns may arise over potential nuisances 
associated with the land use, we wanted to provide a more detailed overview of the business at this meeting so 
that the Planning Commission is well informed about the company.  Staff is in the preliminary stages of assisting 
EDK9 with a PUD proposal, which is planned for public hearing and review on June 12th. 
 
PLEASE ADD TO YOUR CALENDARS: The Planning Commission and City Council are invited and encouraged to 
attend a tour of the Leader Dogs for the Blind facility at 1039 S Rochester Road in Rochester Hills on Tuesday, 
May 28th at 3:30 p.m.  We believe it would be helpful for public officials to be able to observe how EDK9 operates today 
and how nuisances typically associated with kennels are effectively mitigated, such as noise, waste, and odor. 
 
BACKGROUND 
EDK9 technically falls under the City’s definition of a commercial kennel.  The City’s Zoning Ordinance requires 
commercial kennels to be “located on parcels of five (5) acres or more in size and the pens or cages shall be located not 
less than one hundred (100) feet from any front, side or rear property line, and further provided that such use shall not be 
injurious to the surrounding neighborhoods. The property shall not be located within 1,000 ft. of a residential district.” 
 
EDK9 is proposed to be located on a 2.63-acre parcel.  Although the nearest home structure is over 1,000 feet away from 
the building at 2700 Auburn Court, the site is located within 1,000 feet of a residential district.  No cages or pens will be 
located outside the building. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

I
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BACKGROUND (cont.) 
After reviewing procedural options such as sending the project to the Zoning Board of Appeals for variances and 
amending the Zoning Ordinance to create an exception for this hybrid kennel use (similar to what was done in 2005 for 
doggy day care facilities), staff has ultimately determined that the PUD process would be the best way to facilitate 
this unique project. 
 
We have attached information about EDK9 in the packet, along with their analysis as to how they differ from the 2005 
doggy day care standards. 
 
If you have time before the upcoming meeting, please visit the site at 2700 Auburn Court so that you can get a 
feel for the location and the surrounding land uses.  Note: EDK9 is aware that the parking lot is in poor condition and 
will need to be repaired as part of their proposed renovation of the building and site.  
 
 

Recommended Action: 
No action is requested or required 



	

	
	
	
	
	

Commercial	Kennels	and	Doggy	Day	Care	Facilities	Zoning	Ordinance	
Elite	Detection	K9	Compliance	

	
	
Auburn	Hills	Standards	for	Doggy	Day	Care	Facilities	
Site	size,	building	size,	setback	and	location:	

 The	minimum	parcel	size	shall	be	three‐quarters	(3/4)	of	an	acre	
o 2700	Auburn	Ct	–	2.63	acres	

 The	maximum	number	of	kennels	and	dogs	housed	in	the	kennel	/	indoor	play	area	
(e.g.,	excluding	office,	lobby,	breakrooms)	shall	be	determined	by	the	following	
ratios:	

o 1	kennel	per	125	sf	of	kennel/indoor	play	area	
 2700	Auburn	Ct.	has	16,000	sf	of	dog	area	which	equals	128	kennels	
 EDK9’s	plan	is	30	kennels	

 The	building	and	outdoor	play	area	together	shall	meet	setback	requirements	for	
the	L‐1	Light	Industrial	district.	

o Compliant	
 Property	shall	not	be	located	within	1,000	ft.	of	a	residential	district.	

o EDK9	will	need	a	variance	
 Said	use	shall	not	be	permitted	in	multi‐tenant	buildings.	

o EDK9	will	be	the	sole	occupant	of	the	building	

Permitted	Use:	
 Animals	shall	be	limited	to	dogs.	

o EDK9	only	provides	scent	detection	dogs	
 Dogs	may	be	groomed,	trained,	exercised,	socialized,	and	boarded	overnight,	but	not	

bred,	sold,	or	let	for	hire.		
o EKK9	will	require	a	variance	to	breed.		
o There	is	no	retail	sales	of	dogs,	equipment,	accessories,	etc.		
o Dogs	and	services	will	be	sold	and	provided	through	agreements	with	law	

enforcement	and	private	security	providers.	
 Accessory	uses	may	include	the	retail	sale	of	products	related	to	the	operation.	

o There	is	no	retail	sales	of	products	related	to	the	operation	

Outdoor	Play	Area:	All	animal	boarding	and	training	shall	be	located	inside	the	
building,	with	the	exception	that	on‐site	outdoor	play	areas	may	be	permitted	for	
limited	use.		

 The	location	and	size	of	the	outdoor	play	area	shall	be	at	the	full	discretion	of	the	
City	Council,	after	recommendation	from	the	Planning	Commission.	The	size	of	the	



	

outdoor	play	area	shall	be	a	minimum	of	10%	of	the	enclosed	structure	and	a	
maximum,	20%	of	the	enclosed	structure.	

o Total	outdoor	sf.	–	6,600	suitable	for	play	area	
o If	enclosed	structure	is	entire	building:	

 25,	512	sf	=	2,551	sf	–	5,102	sf	–	Compliant	
o If	enclosed	structure	is	dog	area	only:	

 16,000	sf	=	1,600	sf	–	3,200	sf	–	Compliant	
 A	sight‐obscuring	fence	shall	provide	full	containment	for	the	animals.	The	fence	

structure	shall	be	deep	enough	and	secured	to	the	ground	to	prevent	escape	and	
high	enough	to	prevent	the	animals	from	jumping	or	climbing	over.	

o EDK9	will	use	sound	guard	panels	to	enclose	the	outdoor	area	obscuring	sight	
and	sound.	The	sound	guard	panels	will	prevent	dogs	from	going	over	or	under	
the	fence	structure.		

 The	outdoor	play	area	shall	be	cleaned	at	least	daily.	Liquid	animal	waste	shall	be	
disposed	of	in	accordance	with	best	management	practices.	

o The	outdoor	play	areas	will	be	used	for	exercise	only.	Should	a	dog	relieve	
himself	the	waste	will	be	immediately	disposed	of	according	to	best	practices.	
The	chemicals	used	to	clean	the	waste	are	a	biodegradable	enzyme	that	breaks	
down	the	animal	waste	and	disinfects.		

Interior	Requirements:	In	addition	to	requirements	of	the	Building	Code	as	
determined	by	the	Building	Official,	the	facility	shall:	

 Utilize	impervious,	washable	materials	for	all	wall	finish	materials	a	minimum	of	48	
inches	from	the	floor	(e.g.,	sealed	masonry,	ceramic	title,	glass	board,	or	marlite).	
Floor	finish	shall	be	sealed	concrete	or	another	approved	impervious	surface.	
Liquid‐tight	curbing	at	least	six	inched	high,	shall	be	installed	along	all	walls	for	
sanitary	confinement	and	wash‐down	cleaning.	

o EDK9	will	adhere	to	these	requirements	as	well	as	the	standards	set	forth	by	its	
parent	company	Leader	Dogs	for	the	Blind	who	has	be	breeding,	raising	and	
training	guide	dogs	for	eighty	(80)	years.		

 Connect	the	floor	drain	system	to	the	sanitary	sewer	system.	
o All	floor	drains	will	be	connected	to	the	sanitary	sewer	system.	

Waste	Disposal:	Refuse	pick‐up	shall	be	a	minimum	of	two	(2)	times	a	week,	unless	
the	Building	Official	determines	additional	disposal	as	required.	Animal	waste	shall	
be	enclosed	in	a	container	of	sufficient	construction	to	eliminate	odors.	

 EDK9	will	utilize	“clinical”	sinks	to	dispose	of	its	animal	waste	which	are	tied	
directly	to	the	sanitary	sewer	system.		
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