
 

AGENDA 
 
 
 
 
 

Planning Commission / Recreation Commission Meeting 
Wednesday, March 4, 2020  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 – February 5, 2020 
 

5. PETITIONERS 
 

5a. AT&T Wireless Communication Monopole Tower – 2501 Commercial Drive 
 Public Hearing / Motion - Recommendation to City Council for Approval of Special Land Use Permit and Site Plan 
 

5b. The Apostolic Church - Auburn Hills – Automatic Changeable Copy Sign  
 Public Hearing / Motion – Recommendation to City Council for Special Land Use Permit approval 
 

6. SPECIAL PLANNING PROJECTS 
 

6a. Recess as Planning Commission / Convene as Recreation Commission 
 

6b. Michigan Natural Resources Trust Fund Grant Application 
 Public Hearing/Motion – Approval to submit the proposed Michigan Natural Resources Trust Fund grant application 

for Kayak Point Park 
 

6c. Adjourn as Recreation Commission / Reconvene as Planning Commission 
 
7. OLD BUSINESS - None 
 

8. NEW BUSINESS - None 
 

9. COMMUNICATIONS 
  
9a. Discussion about Roberts Rules & Open Meetings Act training session held on February 27, 2020  
 

10. NEXT SCHEDULED MEETING – Wednesday, April 8, 2020 at 7:00 p.m. in the City Council Chamber 
 

11. 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 March 16, 2020. 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:  Shearer, Pierce, Beidoun, Ochs, Mendieta, Marzolf, Hitchcock, Pederson, Ouellette    

Absent:  None 
Also Present:  Director of Community Development Cohen, City Planner Keenan 
Guests: 17 

 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
3.   PERSONS WISHING TO BE HEARD - None      
 
4.   APPROVAL OF MINUTES – January 8, 2020 
 
Moved by Beidoun to approve the minutes of January 8, 2020. 
Second by Pierce. 
VOTE: Yes: Beidoun, Pederson, Marzolf, Ochs, Mendieta, Shearer, Pierce, Hitchcock, Ouellette 

 No: None         Motion Carried (9-0) 

 
5.   PETITIONERS 
 
5a.   R. Youngblood & Co. (7:03 p.m.) 

Public Hearing/Motion - Recommendation to City Council for Special Land Use Permit (outside storage 
of vehicles and landscape operation), Site Plan, and Tree Removal Permit approval.  

 
Secretary Mendieta read correspondence into the record from the following, a copy of which is attached and 
incorporated as a part of these minutes: 
 

1. Mike Mattera, 5687 Martin Road, Warren, MI 
2. Sam Stafa, Tollbrook LLC, 550 Stephenson Hwy, Suite 440, Troy, MI 
3. Frank Rewold, Frank Rewold & Sons Inc., 303 E. Third St., Suite 300, Rochester, MI 

 
Mr. Ouellette stated that per the Commission Bylaws, he would like to reveal that he has had prior business 
dealings with Mr. Stafa, though not a financial relationship.  No members of the Commission objected to Mr. 
Ouellette’s continued involvement in the proposal before the Commission. 
 
Mr. Cohen introduced the request from R. Youngblood and Company for approval to redevelop and improve the 
property currently owned by Drake’s Landscape and Nursery at 3915 Auburn Road and construct a one-story, 
4,200 square foot industrial building with an associated storage yard.  The parcel is zoned I-1, Light Industrial 
District.  After a comprehensive review of this proposal, City staff is comfortable with R. Youngblood and Company 
and their site redevelopment plans, as their proposed investment will be an aesthetic improvement for the area. 
 
Mr. Cohen explained that due to the comprehensive nature of this rebuild, staff has directed the company to seek 
new Special Land Use Permits for: 
 

1. Their proposed landscape business; and 
2. The outside storage of up to 16 vehicles and associated trailers within their screened storage yard 

 
The property is zoned appropriately for a landscape contractor to operate at the site, and a landscape and nursery 
business has operated at the site for the past 37 years.  The purpose of this review is to confirm, via the Special 
Land Use Permit process, that the site has been designed to meet minimum ordinance requirements and that 
proper considerations were made based on the health, safety, and welfare standards listed in Section 1818 of the 
Zoning Ordinance. 
 

   February 5, 2020 
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Mr. Cohen highlighted the following three items: 

 
1. The business will generally operate during normal business hours, Monday through Friday from 6:30 a.m. to 

7:30 p.m. 
2. There will be no snow or salt services offered by the company.  They are a three-season operation.  This will 

eliminate the risk of light and noise pollution during uncontrolled hours.  Furthermore, due to their seasonal 
schedule, their operation will be extremely quiet during the winter months. 

3. The company will adhere to the restrictions prohibiting trucks over 10,000 lbs. from travel through the 
downtown.  They currently have only one vehicle that is over that weight limit. 
 

Mr. Cohen shared the following positive site improvements proposed by R. Youngblood and Company: 
 
1. The removal of the old Drake’s Landscape and Nursery building and the construction of a new building, which 

will meet all zoning standards. 
2. The removal of the legal non-conforming parking lot and the addition of a new modern parking lot, which will 

meet all ordinance standards. 
3. The removal of two large driveways on Auburn Road and the consolidation of access into one driveway. 
4. The improvement of the existing yard with compacted gravel and the installation of a 200-foot long concrete 

drive leading from within the yard to Auburn Road to minimize any potential dust or gravel being tracked out 
of the site. 

5. The construction of a new building and storage yard that will meet Building and Fire Codes with improved 
accessibility for fire trucks and emergency personnel.  Also, the upgraded hoop houses will be moved from 
their current location on-site to meet the Fire Code for fire separation from the property line and other 
structures. 

6. The improved screening of the storage yard with the addition of 240 arborvitaes, each 8’ tall, surrounding the 
existing fencing, along with the removal of the barbed wire from the top of the existing fencing. 

 
Finally, Mr. Cohen explained that it was recommended that Mr. Youngblood utilize the Special Land Use Permit 
process so that the City will have improved control over the use of the property via new Special Land Use Permits 
that are conditioned and approved for only R. Youngblood and Company’s business. 
 
Ryan Youngblood, R. Youngblood & Co., 512 Madison Avenue, Rochester, MI and John Gaber, Williams, 
Williams, Rattner & Plunkett, P.C., 380 N. Old Woodward, Suite 300, Birmingham, MI were available to answer 
any questions of the Commission. 
 
Mr. Youngblood detailed his plans for the property and an overview of the history of his business.  He presented his 
goals for the business and his overall business plan. 
 
Mr. Gaber thanked the city staff for their professionalism and thoroughness.  He highlighted the City’s criteria for a 
Special Land Use approval, and how his client’s proposal meets that criteria. 
 
Ms. Pederson stated that the site plan makes it appear that the development will be at the property’s capacity.  She 
asked how Mr. Youngblood planned to deal with the growth of the business.  Mr. Youngblood explained that 
potential growth was considered when developing this site plan.   
 
Mr. Ouellette asked if the trucks have backup beepers.  Mr. Youngblood stated that all beepers have been disabled 
in order to be courteous to the neighbors.  There is one large dump truck that is 48,000 lbs.  That vehicle will only 
make left-hand turns out of the property.  The majority of the remaining vehicles are pickup trucks and covered 
trailers. 
 
Mr. Ouellette asked how many trucks the company currently has.  Mr. Youngblood explained that there are 
currently ten vehicles.  He also confirmed that the company is not expecting any large growth at this point.  Mr.  
Ouellette asked if there would be any fueling onsite.  Mr. Youngblood stated that given the proximity of the property 
to an existing gas station, all fueling will be done offsite. 
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Mr. Ouellette asked if there were any sight concerns for pedestrians. Mr. Youngblood stated that all the trees are 
purposely high-branched trees to ensure that no sightlines are blocked.  There will also only be one ingress/egress 
for the site. 
 
Mr. Beidoun asked whether chemicals will be stored outside.  Mr. Youngblood explained that all lawn and tree care 
is sub-contracted.  Outside storage will consist of vehicles, bulk bins, and plants.  A lot of material is delivered 
straight from the vendor to the job site. 
 
Ms. Ochs asked about the timeframe for fueling.  Mr. Youngblood explained that all vehicles are washed, fueled, 
and prepped at the end of the workday.  These times will be staggered because, though crews will leave at 
approximately the same time in the morning, their return times will be staggered. 
 
Mr. Pierce asked about the activities inside the building.  Mr. Youngblood stated that there will be 1,000 square feet 
for office space, with the remaining 3,000 square feet to be used for the storage of equipment and tools, and the 
storage and maintenance of equipment.  He stated that there will be no retail component. 
 
Ms. Shearer asked how often clients would be onsite for design meetings. Mr. Youngblood explained that it could 
be up to twice a week. 
 
Mr. Hitchcock asked where vehicles would be serviced.  Mr. Youngblood stated that heavy repairs are 
subcontracted offsite.  The inside shop will only be used for small engine repairs.  Mr. Hitchcock asked about the 
cleanup process for any product spilled onto the roads.  Mr. Youngblood explained that all products would be 
properly strapped.  No chemicals are transported and if any product were to spill, the crew would be responsible for 
cleanup. 
 
Mr. Marzolf stated that the proposal appears to be very well planned and organized, and he appreciates Mr. 
Rewold’s endorsement. 
 
Ms. Pederson expressed concern that there are no shrubs shown on the plan to screen the vehicle parking.  Mr. 
Youngblood stated that the plan meets the ordinance’s design standards, and he feels it important to keep an open 
sightline for pedestrians.  He stated that the aesthetics of the property will be pleasing. He explained that shrubbery 
is planned along the north, east, and west property lines.   
 
Mr. Ouellette asked about the hours of operation.  Mr. Youngblood explained that the mechanic and shop manager 
begin at 6:30 a.m., with the drivers starting at 7:00 a.m. 
 
Mr. Ouellette asked how high the storage bins will be.  Mr. Youngblood stated that they will be 6’-7’ tall concrete 
bins, with landscaping and fencing to shield them. 
 
Mr. Ouellette asked if there will be any issues with odor.  Mr. Youngblood stated that they will have soil, mulch, and 
gravel onsite. 
 
Mr. Ouellette asked about the weight limit for the downtown area.  Mr. Youngblood stated that the trucks will be 
turning left.  There is not access to any main thoroughfare if the trucks were to turn right through the downtown. 
 
Mr. Ouellette opened the public hearing at 7:40 p.m. 
 
Arban Stafa, Tollbrook LLC, 550 Stephenson Hwy, Suite 440, Troy, MI stated that he is speaking on behalf of 
the adjacent landowner to the north and the east.  He stated that he does not feel this Special Land Use request 
complies with the Master Plan and does not meet the legal requirements of the Zoning Ordinance.  The property is 
designated as Business Park, examples of which are high technology, research and development, which may 
include offices, but specifically prohibits warehouse facilities.  He feels the master plan shows that this development 
will include a warehouse facility.  He does not feel that being so close to the downtown is compatible with an 
attractive and vibrant downtown.  At a minimum, he is requesting an 8’ concrete wall with a decorative pattern, 
evergreen trees along the north and east property line, and a 20’ greenbelt along the north property line.  He asked 
that the Commission postpone recommendation regarding this proposal to look into these issues. 
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Jim Albright, 3509 Auburn Road, Auburn Hills, MI stated that he owns the building down the street from the 
proposed operation.  He stated that he is in favor of the project, as it is a good addition to the City. 
 
George Papadelis, 2136 Joanne Drive, Troy, MI is the owner of Telly’s Greenhouse in Troy and Shelby 
Township.  He stated that Mr. Youngblood currently keeps his trucks and shop on Mr. Papadelis’ property in Shelby 
Township.  He considers Mr. Youngblood to be a very conscientious business owner and has impeccable attention 
to detail.   
 

Ms. Ochs asked Mr. Papadelis if he had ever received any complaints at his property.  Mr. Papadelis stated that he 
had two complaints.  One complaint was headlights shining into the neighbor’s property before there were any trees 
or a berm. The second complaint had to do with the odor from recently delivered mulch.  He believes this is the 
reason Mr. Youngblood plans to place the mulch storage on the east side of the property. 
 

Janie Saltarelli, 573 S. Grey Road, Auburn Hills, MI is the owner of Auburn Oaks Garden Center. She stated that 
Mr. Youngblood has a very good reputation in the industry and that the project will be a good addition to the City. 
 

Don Landerschier (Hartsig Supplies), 3885 Auburn Road, Auburn Hills, MI is the property owner on the west 
side of the proposed development.  He stated that he has no objections to the proposal and welcomes Mr. 
Youngblood to the area. 
 

Aldona Gemzik, 3906 Auburn Road, Auburn Hills, MI is right across from the proposed development.  She feels 
that this will be a nice facelift for the area.  She stated that she welcomes Mr. Youngblood’s business and wishes 
him luck in his endeavors. 
 

Hearing no further public comments, Mr. Ouellette closed the public hearing at 7:53 p.m. 
 

Moved by Pierce to recommend to City Council approval of the Special Land Use Permits, Site Plan, and 
Tree Removal Permit for the R. Youngblood & Company subject to the conditions of the administrative 
review team.  In addition, the following conditions are required to protect the health, safety and welfare and 
the social and economic well-being of those landowners immediately adjacent to the proposed land use, 
and the community as a whole: 

1. This permit approval is only granted to R. Youngblood & Co. based on this specific redevelopment 
proposal and shall not be transferable to another entity without City Council approval. 

2. The permit approval shall also be based on R. Youngblood & Co.’s compliance with the staff 
conditions of approval, City ordinances, and the representations and commitments made by R. 
Youngblood & Co. on the public record and within the packet material. 

3. In addition to the permit requirements and staff conditions, R. Youngblood & Co.’s operations shall 
conform with the performance standards listed in the City’s Zoning Ordinance and Code of 
Ordinances which address light trespass, open storage, noise, dust, blight, odor, and other 
nuisances.  Truck movement shall be restricted per the traffic control order approved by the City 
Council on February 25, 2019. 

Second by Beidoun. 
VOTE: Yes: Pederson, Shearer, Pierce, Hitchcock, Marzolf, Ochs, Mendieta, Beidoun, Ouellette 

 No: None         Motion Carried (9-0) 

 
 
5b.   Evolution Sportsplex Expansion (7:57 p.m.) 
        Public Hearing/Motion – Recommendation to City Council for combined PUD Step One-     
        Qualification/Step Two-Site Plan approval, along with Tree Removal Permit approval, to construct  
        fieldhouse and sports dome. 
 
Moved by Pierce to remove this item from the table.  
Second by Hitchcock. 
VOTE: Yes: Pederson, Beidoun, Shearer, Pierce, Hitchcock, Marzolf, Ochs, Mendieta, Ouellette 

 No: None         Motion Carried (9-0) 

 
Mr. Keenan introduced the request from Auburn Hills Sports Complex, LLC to expand their existing sports complex 
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located at 141 S. Opdyke Road, which is generally located west of S. Opdyke Road, south of Auburn Road.  The 
site is approximately 12.96-acres in size and zoned B-2, General Business District.  He stated the proposed 
expansion includes the construction of one 35,650 square foot fieldhouse and one 125,400 air-supported sports 
dome structure. 
 
Mr. Keenan explained that the PUD application has been submitted to allow the project flexibility with building 
setbacks and greenbelt width requirements, as noted in the cover letter, in exchange for the public benefit of the 
efficient redevelopment of this environmentally challenging property.  The environmental challenges can be 
attributed to the property being part of the Saltarelli Landfill, which operated in the 1960s and 1970s that accepted 
foundry sand from General Motors Corporation throughout its operational existence. 
 
A golf driving range was originally developed on the site in 1984.  At that time it was an outdoor range only.  In 
2012, the property was sold to Mr. Randy Stephens, who converted the property into a sports training facility for 
soccer, baseball, softball, lacrosse and football.  In 2014, Mr. Stephens replaced the original dome that was built in 
1996 and closed the outdoor driving range and removed the poles and netting.  These steps eliminated all 
complaints associated with the operation of the outdoor driving range. Since the new dome was constructed, the 
business has improved greatly, resulting in this PUD request to expand the business. 
 
Mr. Keenan stated that the applicant has agreed to install a new vinyl fence and tree plantings along the east and 
south property lines to help provide screening for the adjacent residents residing in the Sheffield Estates Mobile 
Home Park. 
 
Randy Stephens, 141 S. Opdyke Road, Auburn Hills, MI and Craig McDonald, McDonald Associates 
Architects, 312  E. Liberty Street, Milford, MI were available to answer any questions of the Commission. 
 
Mr. Marzolf asked whether there will be enough parking and whether any parallel parking could be added.  Mr. 
McDonald explained that most of the parking is in front of the fieldhouse.  Parents and athletes would access the 
new dome through the fieldhouse.  The fieldhouse will have concessions and restroom facilities. 
 
Mr. Marzolf asked whether there will be any tournaments hosted at the facility.  Mr. Stephens stated that hosting 
tournaments are not in their business plan. 
 
Mr. Marzolf asked whether there will be any impact to the wetlands.  Mr. McDonald explained that there are no 
wetlands on the site that will be impacted. 
 
Mr. Hitchcock asked whether there would be two 11v11 fields in the new dome.  Mr. Stephens explained that there 
will be one 11v11 field and one 7v7 field in the new dome. 
 
Mr. Hitchcock asked whether the only way to access the new dome is through the fieldhouse.  Mr. Stephens said 
that most of the parents and athletes will have to go through the fieldhouse, back outside and then into the new 
dome.  Mr. Hitchcock asked whether they will ever be connected.  Mr. Stephens explained that that will be explored 
in the future, depending on fire regulations. 

 
Mr. Ouellette opened the public hearing at 8:06 p.m. 
 
Hearing no public comments, Mr. Ouellette closed the public hearing at 8:06 p.m. 
 
Moved by Mendieta to recommend to City Council approval of the combined PUD Step One-
Qualification/Step Two-Site Plan and Tree Removal Permit for Evolution Sportsplex subject to the 
conditions of the City’s Administrative Review Team.  
Second by Marzolf. 
VOTE: Yes: Pederson, Shearer, Beidoun, Pierce, Hitchcock, Marzolf, Ochs, Mendieta, Ouellette 

 No: None         Motion Carried (9-0) 
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5c.   Speedway Fueling Station and Convenience Store - Rebuild (8:08 p.m.) 
        Public Hearing/Motion – Recommendation to City Council for approval of a Special Land Use Permit 

and Site Plan. 
 

Moved by Pierce to remove this item from the table.  
Second by Beidoun. 
VOTE: Yes: Pierce, Pederson, Beidoun, Shearer, Hitchcock, Marzolf, Ochs, Mendieta, Ouellette 

 No: None         Motion Carried (9-0) 

 
Mr. Keenan introduced the request from Speedway, LLC for approval to construct a sixteen-pump gas station and 
convenience store on a 2.64-acre parcel, zoned B-2, General Business District.  The site is located at the southeast 
corner of North Opdyke Road and University Drive, where a Speedway Gas Station now exists.  The plan calls for 
the demolition of the existing gas station to make room for a more modern facility with a canopy and 4,608 square 
foot convenience store. 
 
Mr. Keenan explained the following key issues: 

1. ZBA Variance Granted – Outdoor Sales Area. The Zoning Board of Appeals (ZBA) granted a variance to 
allow screened outside storage of merchandise on the east side of the building.  Merchandise stored is 
defined as propane, ice and seasonal items such as windshield washer fluid.  The space is approximately 
28.5 feet by 6 feet in size and includes a 6’4” high screen wall.  All items stored in the area will be screened 
from view by the proposed enclosure and the convenience store.  The walls of the enclosure are designed to 
match the building’s façade. 

2. University Drive and Opdyke Road Intersection.  At the request of RCOC, a directional island has been 
added to the drive on Opdyke Road to help ensure vehicles exiting the site only turn right due to the close 
proximity to the intersection. 

3. Shared Access Drives Design.  The plans include the construction of two shared access drives for the future 
development of the adjoining parcel to the east and southeast when deemed appropriate. 

4. Removal of Drive Approaches.  The plans call for the removal of the westernmost drive approach along 
University Drive and relocation of the drive along Opdyke Road further south.  Reducing the number of drive 
approaches along University Drive and relocation of the drive on Opdyke Road should help improve traffic 
safety and flow along each road and help improve traffic circulation on the site. 

 
Mandy Gauss, CESO, Inc., 13060 Old U.S. 27, Suite D, Dewitt, MI and Jacob Miller, Speedway LLC, 500 
Speedway Drive, Enon, OH were available to answer any questions of the Commission. 
 
Mandy Gauss stated that the new design alleviates the issue with the driveways, creating safety improvements.  
The new design allows for more parking spaces and will be an overall improvement to the site, including all new 
infrastructure (i.e., fuel tanks). 
 
Mr. Pierce asked how long the location will be closed.  Ms. Gauss stated that the site would be closed for 
approximately 4-5 months during construction. 
 
Mr. Beidoun asked whether there will be kerosene fueling stations.  Mr. Gauss stated that there is no kerosene 
fueling station. 
 
Mr. Beidoun asked if the underground storage tanks would be replaced.  Ms. Gauss stated that they will be 
replaced. 
 
Mr. Mendieta stated that he thinks the redesign will result in a great improvement to the site, aesthetically pleasing 
and much safer.  He asked how the construction will be handled at that busy intersection.  Mr. Miller explained that 
there will be temporary fencing around the site. 
 
Mr. Marzolf stated that the pathway near the Opdyke entrance drive includes a tight curve, and asked if that curve 
could be made any softer.  She stated that there is an issue with the adjacent creek and culvert under the road. 
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Mr. Marzolf asked if any wetlands will be impacted.  Ms. Gauss stated that there are no wetlands on the Speedway 
property. 
 
Mr. Hitchcock asked what type of fencing will be used during construction.  Mr. Miller stated that it will be 8’ chain-
link fencing. 
 
Mr. Hitchcock asked if the access easements have been recorded.  Ms. Gauss stated that while both easements 
have been recorded,  one will have to be amended because of a shifted property line. 
 
Mr. Pierce asked if the footprint of the building has been moved.  Ms. Gauss explained that it has been shifted back 
slightly. 
 
Mr. Ouellette opened the public hearing at 8:20 p.m. 
 
Hearing no public comments, Mr. Ouellette closed the public hearing at 8:20 p.m. 
 
Moved by Pederson to recommend to City Council approval of the Special Land Use Permit and Site Plan 
for the Speedway Fueling Station and Convenience Store subject to the conditions of the City’s 
Administrative Review Team.  
Second by Shearer. 
VOTE: Yes: Marzolf, Ochs, Pederson, Beidoun, Shearer, Pierce, Hitchcock, Mendieta, Ouellette 

 No: None         Motion Carried (9-0) 

 
 
5d.   Zoning Ordinance Text Amendment (8:22 p.m.) 
        Motion – Recommendation to City Council for approval of a text amendment to amend  
        Article IX, B-2, General Business Districts and Article XII. T&R, Technology & Research Districts of the  
        Zoning Ordinance. 
 
Mr. Cohen introduced the draft text amendment to provide City Council full control and discretion over the approval 
of future hotels, along with the expansion of existing hotels, within the B-2 and T&R zoning districts by only 
permitting such projects via the Planned Unit Development option.  He further stated that by the end of 2020, 
twenty hotels and over 2,300 guest rooms will be located within the City of Auburn Hills.  It has been determined 
that this text amendment is necessary to restrict the oversaturation of hotels within the community. 
 
The policy intent of this change is to allow hotels where the City Council deems appropriate via the Planned Unit 
Development option process with a desire for the developments to either 1) provide a value-added aspect such as 
a conference center, restaurant, or entertainment component; or 2) be a part of a master-planned development like 
the Palace of Auburn Hills property or the land adjacent to Topgolf. 
 
Mr. Ouellette opened the public hearing at 8:24 p.m. 
 
Hearing no public comments, Mr. Ouellette closed the public hearing at 8:24 p.m. 
 
Moved by Pierce to recommend to City Council approval of the enclosed Text Amendment to Article IX, B-
2, General Business Districts and Article XII, T&R, Technology & Research Districts of the Zoning 
Ordinance.  
Second by Ochs. 
VOTE: Yes: Ochs, Mendieta, Pederson, Beidoun, Shearer, Pierce, Hitchcock, Marzolf, Ouellette 

 No: None         Motion Carried (9-0) 

 
 
6. OLD BUSINESS – None 
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7. NEW BUSINESS  
 

Mr. Cohen stated that the Planning Commission will consider the following at the March 4, 2020 meeting: 
1. AT&T cell tower on Opdyke Road, with two spaces for co-location; 
2. Apostolic Church – changeable copy sign 

 

8. COMMUNICATIONS 
 
Mr. Ouellette requested that the citizen participation letters that are sent to adjacent property owners for Planning 
Commission petitions also be sent to the Planning Commissioners.  Mr. Cohen stated that would not be a problem 
and that moving forward, as standard practice, these letters will be sent to the Planning Commission via e-mail. 
 

9. NEXT SCHEDULED MEETING 
 

The next scheduled meeting is on Wednesday, March 4, 2020, at 7:00 p.m. in the City Council Chamber. 
 
10. ADJOURNMENT 
 

There being no further business, Mr. Ouellette adjourned the meeting at 8:27 p.m.  
 

Submitted by: 
Susan McCullough, CMC, CMMC 
Recording Secretary 
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Planning Commission  Agenda  

March 4, 2020 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: February 28, 2020 

Subject: AT&T Wireless Communication Monopole Tower – 2501 Commercial Drive 
 Public Hearing / Motion - Recommendation to City Council for Approval of Special Land Use Permit and 

Site Plan 
 
INTRODUCTION 
Mr. Wallace Haley, representing AT&T Mobile, 
has requested approval to erect a 150 foot tall 
monopole tower at 2501 Commercial Drive.  
The site is zoned I-1, Light Industrial district.   
 
The tower would place AT&T Mobile’s antennae 
on the 150 foot level, with two additional co-
location opportunities at the 135 foot and 120 
foot levels.   
 
The tower was initially proposed at a different 
location on the west side of Opdyke Road that 
was close to the Galloway Court residential 
neighborhood.  AT&T Mobile worked in good 
faith with the City and did not proceed with that 
initial location based on staff concerns.  Instead, 
the current industrially zoned location was 
deemed by staff to be a less intrusive site.   
 
 
 
 
 
 
 
 
 
  

Aerial Photo of the Site 

Tower Elevation Site Plan 

Proposed 
Tower 

Location 150 ft. 

120 ft. 

135 ft. 
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PLANNED TOWER LOCATIONS 
In November 1998, the City adopted a Wireless Concentration Map which outlined 8 locations (yellow dots) where 
towers were planned.  The map was an amendment to the 1993 Master Land Use Plan and documented existing 
towers, but did not address future needs or expansion.  Past minutes reflect that the dots on the map were intended to 
indicate general locations.  Since the map is a recommendation and not law, the Planning Commission and City 
Council have the discretion to allow new towers in locations not specified on the map.  Staff finds that the 
proposed location is consistent with the intent of the plan. 
 
Note: A 160 foot tall T-Mobile tower was approved outside the master planned locations and built at 3355 Bald 
Mountain Road in 2007 (red dot).  A 120 foot tall Nextel tower was approved outside the master planned locations, but 
not built at 1080 Opdyke Road in 2007 (not shown on map). 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
FEDERAL RESTRICTIONS ON THE CITY'S ZONING AUTHORITY 
The Federal Telecommunications Act of 1996 gives local governments zoning authority over the deployment of 
wireless telecommunication facilities subject to the following restrictions: 

 A local government’s zoning standards may not unreasonably discriminate among the wireless providers, and may 
not prohibit or have the effect of prohibiting the deployment of wireless infrastructure.  

 A local government must act on applications for new wireless infrastructure within a reasonable amount of time.  

 A local government may not deny an application for a new wireless facility or the expansion of an existing facility 
on the grounds that radiofrequency emissions are harmful to the environment or to human health. 
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RECOMMENDATION 
This project has been reviewed by the City’s Administrative Review Team and has received a recommendation 
for approval. 
 
We recommend Approval of the Special Land Use and Site Plan request and offer the following discretionary findings 
of fact: 
1. The location of the use will not negatively impact adjacent areas, which are zoned non-residential. 
2. The land will be used in accordance with its immediate character, which is planned and zoned for non-residential 

development. 
3. The use will promote the purpose and intent of the City’s Zoning Ordinance. 
4. 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. 
5. The requirements of Sections 1818 and 1832 in the City’s Zoning Ordinance will be met. 
 

 
   
 
 
 

Recommended Action: 
“Move to recommend to City Council approval of the Special Land Use Permit and Site Plan for AT&T 

Wireless Communication Monopole Tower subject to the conditions of the City’s administrative review team.” 





  
 
 

AT&T MOBILITY 
REQUEST FOR CONSIDERATION OF 

SPECIAL USE APPROVAL AND SITE PLAN REVIEW 
 

PROJECT SUMMARY 
 
Parcel #:  14-14-126-027 
Property Address:  2501 Commercial Drive 
Property Owner:   2501 Commercial LLC 
Applicant:   Haley Law Firm PLC, on behalf of AT&T Mobility 
___________________________________________________ 
 

AT&T Mobility (“AT&T” or “Applicant”) provides wireless service and wireless infrastructure. The 
proposed new wireless facility and the chosen location was based upon, and approved by, AT&T’s radio 
frequency engineers. Applicant is requesting consideration from the Planning Commission for approval of its 
application for a Special Use Permit under Section 1818 of the City’s Zoning Ordinance as well as Site Plan 
approval under Section 1815 for the construction of a wireless communication facility on property located at 
2501 Commercial Drive. Below is an aerial showing the proposed location on the property.  
 

 



The standards for approval of this site under the City’s Wireless Ordinance are attached as Exhibit A 
and include AT&T’s responses to the applicable standards. In addition to Exhibit A, below are several key areas 
of focus for the Commission.  

 
I. The need for the site:  

The need for any new wireless facility site is driven by customer demand for reliable service.   
• Since the year 2000, the amount of cell phone subscribers has increased by more than 350% in 

the United States.   
• In 2017, there were more than 400 MILLION cell phone subscribers in the United States, equal 

to 1.2 devices for every person in the country. 
• In Michigan, there are over 10.3 Million wireless subscribers. 
• In Michigan, 53.3% of all adults are wireless only - without a land line.  
• 89% of mobile subscribers never leave their mobile device more than arm’s reach away from 

them.  
• Between 2014 and 2017 mobile data traffic nearly quadrupled, going from 4.1 TB to 15.7 TB.  

 
What the above statistics demonstrate is that wireless users and consumers in general have drastically 

changed how they use their phones. Wireless facilities need to be located where people are using their wireless 
phones - in their car, their office and in their homes. With this growing usage, the wireless network of just five 
years ago is not adequate to handle the amount of calls and applications accessed today.  Coverage areas must 
continually be improved, and network capacity expanded, to handle the growing number of wireless calls and 
data usage.   

 
As to the Commercial Drive site, AT&T Radio Frequency Engineers conducted a thorough analysis of 

the existing network for signal strength.  This included monitoring the amount of signal traffic at the existing 
wireless facilities for dropped and blocked calls.  When the existing network is overburdened or existing sites 
are too far apart, the call will drop or not connect.  It has been determined that more antennas are necessary in 
this area to provide coverage and capacity relief.  

 
The above is graphically illustrated on a series of computer-generated propagation maps attached as 

exhibits to the Affidavit of John Romsek, AT&T Radio Frequency Manager (Exhibit B). The maps show the 
current existing coverage and coverage with the addition of the proposed site. There are significant areas that 
have poor or no coverage. The proposed site will provide significant coverage improvement for this area. Also, 
included as Exhibit C is a map showing the closest towers to the proposed site. The closest tower is roughly 1 
mile north from the proposed location and ATT is already collocated onto that tower. In fact, AT&T is 
collocated on the closest towers in three directions from the proposed site.  

 
II. The City’s zoning ordinance: 

Under the City of Auburn Hills Zoning Ordinance, the deployment of wireless communication 
facilities is governed by Section 1832. This section details the requirements for the siting of new 
wireless facilities that may be necessary in the City. Attached as Exhibit A, AT&T addresses each of 
the applicable standards. In addition to the requirements a wireless facility must follow, all special use 
decisions are based upon eight criteria listed in Section 1818 (2). In Exhibit D, AT&T gives response to 
each of the topics.  

 
III. The Site:  

This area was searched for a parcel of land that would accommodate a wireless facility, conform to the 
City zoning requirements and on which a wireless facility would be harmonious with the surrounding area. The 
parcel chosen is zoned I-1 and is surrounded by nonresidential parcels and I-75. Utilizing existing industrially 



zoned properties is always encouraged by the municipalities. The proposed facility will be in the northwest 
corner of the property. This location sets the facility as far from existing buildings as possible, roughly 115 feet. 
The two properties adjacent to the facility are also zoned I-1. The proposed monopole is roughly 150 feet from 
the closest building on either of these properties. The closest residentially zoned parcels are roughly 800 feet 
away, across I-75. There are trees on either side of I-75, which will provide a visual buffer between the 
residents and the tower.   
 
The proposed site is a 150-foot monopole (with antennas going up to 155 feet) with ground equipment located 
in the compound at the base of the tower within a fenced in compound. The compound will be screened with 
evergreens, per the zoning ordinance. The tower and site will be designed to hold at least two (2) additional 
carriers of a load similar to AT&T’s. This monopole is being constructed for AT&T antennas to be at a height 
of 150 feet, and future collocations have an estimated height of 135 feet and 120 feet. Below please find a 
portion of the site plans showing the proposed location. As part of the construction and to provide clear access 
and avoid existing overhead DTE lines, AT&T has agreed to bury the existing overhead lines on the east side of 
the proposed AT&T facility.  

 



IV. Summary: 
  
Without this site, AT&T’s customer service level will be materially inhibited, and AT&T will be limited 

in its ability to compete in a fair and balanced regulatory environment. Therefore, it is respectfully requested 
that the Planning Commission grant AT&T a Special Use Permit and Site Plan approval to construct a wireless 
communications facility on the property located at 2501 Commercial Drive. 
 
Respectfully submitted, 
 
 
 
 
 
Wallace R. Haley 
Haley Law Firm, PLC 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

________________________ 
10059 Bergin Road 

Howell, Michigan 48843 
517-518-8623 

fax 517-518-8639 





SECTION 1832. WIRELESS COMMUNICATION FACILITIES 

Wireless communication facilities shall meet the following standards and requirements: 

A. The facilities shall not be demonstrably injurious to the adjacent area or otherwise detrimental to 

the public health, safety and welfare. 

RESPONSE: The city of Auburn Hills has created zoning districts to help facilitate the cities growth. The 
proposed facility is in an I-1 district, which permits communications facilities as a special use. The 
specific parcel that the facility is located on is also surrounded by I-1 zoned parcels and the nearest 
residential zoned parcel is over 800 feet away on the other side of a major freeway. 

B. The applicant shall demonstrate the need for the proposed facilities to be located as proposed 

based upon the presence of one or more of the following factors: 

 1. Proximity to an interstate or major thoroughfare. 

RESPONSE: The facility is close to three major thoroughfares, being between I-75, N Opdyke Rd, and E 
Walton Blvd.    

 2. Areas of population concentration. 

RESPONSE: As seen on the propagation maps in Exhibit B, this site will also provide coverage to the 
dense residential subdivisions to the east and the apartment complexes to the west. Additionally, the 
businesses around the tower and the nearby roads create a high population concentration daily.  

 3. Concentration of commercial, industrial, and/or other business centers. 

RESPONSE: The proposed site is in an area with a high concentration of both industrial and 
commercial buildings.  

 4. Areas where signal interference has occurred due to tall buildings, masses of trees 

 or other obstructions. 

RESPONSE: There are no tall buildings or obstructions. The need for this site comes from a lack of 
coverage and capacity. 

 5. Other specifically identified reason creating facility need. 

RESPONSE: There is a lack of coverage and capacity in the area that is causing calls to drop or not 
connect. The only way to fix this is to create a new wireless facility. 

 6. Topography. 

RESPONSE: The surrounding area does not have much variance in topography, making it an ideal 
location for a new wireless facility.  

C. The facility shall be located and designed to be harmonious with the surrounding area. Equipment 

 shelters shall be screened with staggered 8 ft. evergreen trees. 



RESPONSE: The facility will be screened with evergreen trees and a 6-foot tall vinyl fence. The vinyl 
fence is being added for additional screening as the overhead utilities prevent the staggering of 
evergreen trees.  

D. Wireless communication facilities shall be of a design such as a monopole, steeple, bell tower, or 

 other form which is compatible with the existing character of the proposed site and general area 

 as approved by the City. 

RESPONSE: The proposed facility will be of monopole design, as shown on page C-3 of the site plans. 
This is compatible with the industrial districts that surround the monopole.  

E. All wireless communication facilities shall comply with applicable federal and state standards 

relative to electromagnetic fields. 

RESPONSE: AT&T will comply with all federal and state standards relative to this facility. 

F. The applicant shall demonstrate a justification for the proposed height of the structures and an 

evaluation of alternative designs which might result in lower heights. 

RESPONSE: Per the Affidavit of John Romsek, the proposed centerline for AT&T’s antennas at 150 feet 
is necessary for AT&T’s coverage objectives for this site. Any lower tower designs will result in gaps in 
the coverage area.  

G. The following additional standards shall be met: 

 1. The maximum height of the support structure and antenna shall be the minimum height 

demonstrated to be necessary for reasonable communication by the applicant (and by 

other entities to co-locate on the structure). 

RESPONSE: The proposed height, 150 feet, is the minimum necessary to complete AT&T’s coverage 
objectives for the area. Please see the Affidavit, Exhibit B, for confirmation. 

 2. Where the proposed support structure abuts a parcel of land zoned for a use other than 

residential, the minimum setback of the structure and accessory structures shall be in 

accordance with the required setbacks for main or principal buildings as provided in the 

schedule of regulations for the zoning district in which the support structure is located. 

RESPONSE: The proposed support structure abuts industrial districts on both sides. Therefore, the 
monopole must meet the setbacks for the zoning district it is in, I-1, which are as follows: 

  Side     Rear   Front 

Proposed: >20' to the west, 470' to the east   45'     335' 

Required:  Least one-20', Total of Two-40'   15'      50' 



As you can see, the monopole for the facility fulfills all setback requirements.  

 3. There shall be unobstructed access to the support structure, which may be provided 

through an easement. This access is necessary for maintenance of the facility and will 

have a width and location determined by such factors as: the location of adjacent 

thoroughfares, and traffic and circulation within the site; utilities needed to service the 

tower and any attendant facilities; the location of buildings and parking facilities; proximity 

to residential districts and minimizing disturbance to the natural landscape; and the type 

of equipment which will need to access the site. 

RESPONSE: AT&T will have a 12' access easement through the existing parking lot. This easement will 
provide unobstructed 24/7 access to the tower.  

 4. The division of property for the purpose of locating a wireless communication facility is 

prohibited unless all zoning requirements and conditions are met. 

RESPONSE: No property is being divided for the proposed facility.  

 5. The Planning Commission shall, with respect to the color of the support structure and all 

accessory buildings, review and recommend so as to minimize distraction, reduce 

visibility, maximize aesthetic appearance, and ensure compatibility with surrounding 

structures. It shall be the responsibility of the applicants to maintain the wireless 

communication facility in a neat and orderly condition. 

RESPONSE: The proposed monopole is to be a galvanized steel, sometimes called Michigan Gray. This 
color provides minimal distraction, as opposed to a painted tower, and also matches the industrial 
aesthetic of the surrounding parcels. 

 6. The support system shall be constructed in accordance with all applicable building codes 

and shall include the submission of a soils report from a geotechnical engineer licensed 

in the State of Michigan. This soils report shall include soil borings and statements 

indicating the suitability of soil conditions for the proposed use. The requirements of the Federal 
Aviation Administration, Federal Communications Commission and Michigan Aeronautics Commission 
shall be noted. 

RESPONSE: A soils report will be completed and submitted at the time of applying for a building 
permit, as a requirement of this special land use approval. Per the FAA’s TOWAIR website, the 
proposed site is not a hazard to aviation and is not required to be lit, see below: 

 



 

 7. A maintenance plan, and any applicable maintenance agreement, shall be presented and 

approved as part of the site plan for the proposed facility. 

RESPONSE: Please see Exhibit E for AT&T’s proposed maintenance agreement.   

 8. The proposal shall be reviewed in conformity with the co-location requirements below. 

RESPONSE: As seen on page C-3 of the drawings, the proposed tower will be designed to 
accommodate two additional users. AT&T will conform to all co-location requirements listed in this 
ordinance. 

 9. The application shall include a Certification by a State of Michigan Registered Engineer 

of the applicant with regard to the manner in which the proposed structure will fall, which 

certification will be utilized, along with other criteria such as applicable regulations for the 

district in question, in determining the appropriate setback to be required for the structure 

and other facilities. 

RESPONSE: Attached as Exhibit F is the fall zone letter for a tower similar to the one proposed. A fall 
zone letter unique to the proposed monopole will be obtained from the tower manufacturer and 
submitted along with the building permit application as a condition of the special use approval.  

 10. The application shall include a description of security to be posted at the time of receiving 

a Building Permit for the facility to ensure removal of the facility when it has been 

abandoned or is no longer needed, as provided in Paragraph H below. In this regard, the 

security shall, at the election of the applicant, be in the form of: (1) cash, (2) surety bond, 

(3) letter of credit, or (4) an agreement in a form approved by the attorney for the City and 

recordable at the Office of the Register of Deeds, establishing a promise of the applicant 

and owner of the property to timely remove the facility as required under this section of 

the ordinance, with the further provision that the applicant and owner shall be responsible 

for the payment of any costs and attorney fees incurred by the City in securing removal. 

RESPONSE: Attached as exhibit G is the proposed AT&T removal agreement.  

 H. Co-location shall be deemed to be "feasible" for purposes of this section where all of the 

 following are met: 

 1. The provider entity being considered for co-location will undertake to pay market rent or other 

market compensation for co-location. 



 2. The site on which co-location is being considered, including reasonable modification or 

replacement of a facility, is able to provide structural support. 

 3. The co-location being considered is technologically reasonable, e.g. the co-location will not 

result in unreasonable interference, given appropriate physical and other adjustment in 

relation to the structure, antennas, and the like. 

 4. The height of the structure necessary for co-location will not be increased beyond a point 

deemed to be permissible by the City. 

RESPONSE: N/A - There are no structures of sufficient height in the area for colocation, so collocation 
is not feasible by any of the above standards.  

 I. Requirements for co-location shall be met as follows: 

 1. A Special Land Use Permit for the construction and use of a new wireless communication 

facility shall not be granted unless and until the applicant demonstrates that a feasible colocation is not 
available for the coverage area and capacity needs. 

RESPONSE: There are no towers or buildings of a similar height for AT&T to collocate on. AT&T is 
already collocated on the closest towers in 3 directions, as seen in Exhibit C. 

 2. All new and modified wireless communication facilities shall be designed and constructed 

so as to accommodate co-location. 

RESPONSE: The proposed monopole is designed to accommodate at least two additional carriers.  

 3. If a party who owns or otherwise controls a facility shall fail or refuse to alter a structure 

so as to accommodate a proposed and otherwise feasible co-location, such facility shall 

thereupon and thereafter be deemed to be a nonconforming structure and use, and shall 

not be altered, expanded or extended in any respect. 

RESPONSE: AT&T will make all reasonable efforts to provide colocation onto the proposed monopole. 
See the Affidavit of John Romsek submitted as Exhibit B as confirmation.  

 4. If a party who owns or otherwise controls a facility shall fail or refuse to permit a feasible 

co-location, and this requires the construction and/or use of a new facility, the party failing 

or refusing to permit a feasible co-location shall be deemed to be in direct violation and 

contradiction of the policy, intent and purpose of the City and, consequently, such party 

shall take responsibility for the violation, and shall be prohibited from receiving approval 

for a new wireless communication support structure within the City for a period of five (5) 



years from the date of the failure or refusal to permit the co-location, unless such party 

shall seek and obtain a variance from the Zoning Board of Appeals upon a showing that a 

new facility is clearly necessary in order to operate the respective communication system, 

considering all feasible alternatives. 

RESPONSE: No response required. 

 J. Removal requirements shall be as follows: 

 1. A condition of every approval of a wireless communication facility shall be adequate 

provision for removal of all or part of the facility by users and owners when the facility has 

not been used for 180 days or more. For purposes of this section, the removal of 

antennas or other equipment from the facility, or the cessation of operations  

(transmission and/or reception of radio signals) shall be considered as the beginning of a 

period of nonuse. 

RESPONSE: See proposed removal agreement in Exhibit G.  

 2. The situations in which removal of a facility is required, as set forth in Paragraph 1 above, 

may be applied and limited to portions of a facility. 

RESPONSE: No response required.  

 3. When a facility has not been used for one hundred eighty (180) days, the property owner 

or persons who had used the facility shall immediately notify the Community 

Development Department, apply or secure the application for any required demolition or 

removal permits, and immediately proceed with and complete the demolition/removal, 

restoring the condition which existed prior to the construction of the facility. 

RESPONSE: See proposed removal agreement in Exhibit G. 

 4. If the required removal of a facility or a portion thereof has not been lawfully completed 

within sixty (60) days of the applicable deadline, and after at least thirty (30) days written 

notice, the City may remove or secure the removal of the facility or required portions 

thereof, with its actual cost and reasonable administrative charge to be drawn or 

collected from the security posted at the time application was made for establishing the 

facility. 

RESPONSE: See proposed removal agreement in Exhibit G. 



 K. Administrative Review 

 1. Co-location of antennae placed upon a building, structure or an existing wireless 

communication facility (tower or monopole), within those zoning districts said use is 

permitted, and where an existing antennae has been authorized, may be reviewed and 

approved administratively by the Community Development Director, provided that the 

criteria of this section are met. In addition, antennas shall be painted to be integral with 

the structure and equipment shall be screened from view. 

RESPONSE: N/A – The above section is in regards to colocation, which is not a possibility in the area. 





















SECTION 1818. SPECIAL LAND USES PERMITTED: 

2. In the instance of decisions on special land uses referred and in all other instances in this 

Ordinance where discretionary decisions must be made by the City Council, after Planning 

Commission public hearing and recommendation, the requirements and standards as particularly 

set forth in this Ordinance concerning the matter for decision shall be followed, and said 

discretionary decision shall so be based upon findings that: 

A. The proposed land use or activity shall comply with local ordinances and State and 

Federal statutes. 

RESPONSE: The proposed wireless facility complies with all local ordinances as reviewed both in 
Exhibit A and below. AT&T will follow all State and Federal statutes regarding the regulation of radio 
frequency emissions, as mentioned in the Affidavit of John Romsek submitted as Exhibit B. 

B. The location of the land use shall be proper for the activity proposed. It shall: 

1) Use the land in accordance with its character. 

RESPONSE: The land that the wireless facility will be using is zoned I-1. The I-1 district allows wireless 
communications facilities as a special land use, so the proposed site is within the intended character 
of the land.  

2) Limit the improper use of land. 

RESPONSE: There is no improper use of land. The proposed compound wastes no space and is an 
intended use for the zoning district.  

3) Provide protection for the preservation of existing natural resources. 

RESPONSE: The proposed facility is surrounded by industrial businesses and will have no impact on 
natural resources.   

4) Avoid overcrowding of population. 

RESPONSE: The proposed wireless facility is unmanned and will not affect population concentration. 

5) Conserve the public funds for public improvements and services to conform with 

the most advantageous use of land, resources, and property. 

RESPONSE: The proposed wireless facility will not require any public funds.  

C. The proposed use shall not cause transportation, safety, or congestion problems. The 

Planning Commission shall consider: 

1) The location and design of driveways providing ingress to and egress from the 

site, in relation to streets giving access to the site, and in relation to pedestrian 



traffic. 

RESPONSE: Ingress and egress from the site is provided through an existing parking lot off Commercial 
Drive. The proposed site will not affect pedestrian traffic. 

2) The traffic circulation features within the site and the location of automobile 

parking areas. 

RESPONSE: The site will be unmanned and does not require circulation. The entrance to the site opens 
out onto the parking lot of the existing buildings, so parking areas are ample.  

3) The adequacy of the existing surrounding transportation system to handle the 

added vehicular activity proposed by the new use without undue congestion and 

safety problems. 

RESPONSE: The only vehicular activity to and from the proposed site will be for routine maintenance. 
This will not cause any congestion or safety problems.  

D. The proposed use or activity shall meet the following utility requirements: 

1) An adequate supply of safe drinking water. 

RESPONSE: Not Applicable – The proposed site is a communication facility and will not require water.  

2) Adequate sanitary and storm sewage disposal system. 

RESPONSE: Not Applicable – The proposed site is a communication facility and will not require waste 
disposal.  

3) Utility connections. 

RESPONSE: The proposed wireless facility will tap power and fiver into existing sources per utility 
companies. 

4) Surface drainage requirements. 

RESPONSE:  All drainage requirements will be followed.  

5) Trash and refuse collection and disposal. 

RESPONSE: No trash or refuse will be created by the operation of the proposed site. Therefore, no 
collection or disposal will be necessary.  

6) Protection of the petitioner and the surrounding community from dangerous or 

hazardous operations which may be brought about by the use or activity. 

RESPONSE: AT&T will follow all Federal and State standards regarding the regulation of radio 
frequency emissions, as stated in the Affidavit contained in Exhibit B.  

E. There shall be adequate necessary public services. These shall include: 



1) Educational facilities. 

2) Recreational facilities. 

3) Fire protection. 

4) Police protection. 

RESPONSE: The proposed wireless facility does not require educational facilities or recreational 
facilities. The facility is served adequately by the current fire and police protection. 

F. The decision will promote the intent and purpose of this Zoning Ordinance. 

RESPONSE: The approval of the proposed site is in line with the intent and purpose of the Zoning 
Ordinance. In Exhibit A, it was shown that the proposed site meets all wireless communication facility 
requirements. Wireless networks are a necessity in any location, and that is even more true for cities.  

G. The land use or activity authorized shall be compatible with the adjacent uses of land, the 

natural environment and the capacity of public services and facilities affected by the land 

use. 

RESPONSE: The adjacent properties are zoned I-1 and are in use by businesses. As the I-1 district 
allows for wireless communication facilities as a special use, this proposed site is compatible with the 
adjacent uses of land as well. The natural environment will not be affected by the proposed site and 
the site is well served by the existing public facilities.  

H. The land use or activity shall be consistent with the public health, safety and welfare of 

the City. 

RESPONSE: The City of Auburn Hills has created zoning districts to help facilitate the City’s growth. The 
proposed facility is in an I-1 district, which permits communications facilities as a special use. The 
specific parcel that the facility is located on is also surrounded by I-1 zoned parcels. 
Telecommunications facilities are a necessity in any populated area and there is no place less 
detrimental than one surrounded by nonresidential parcels. The proposed site is consistent with the 
health, safety, and welfare of the City.  

































   

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, March 4, 2020 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: AT&T Wireless Communication Tower 
 

General Property Location: 2501 Commercial Drive 
Generally located at the northeast end of Commercial Drive. 
Sidwell No. 14-14-126-027 
 

Applicant: Wallace Haley, Haley Law Firm, PLC – 517-518-8623 
 

Nature of the Request: Public Hearing Recommendation to City Council for Approval of 
Special Land Use Permit and Site Plan 
 

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 



 
 

 

February 28, 2020 
 
 
Mr. Shawn Keenan, AICP 
City Planner 
CITY OF AUBURN HILLS 
1827 N. Squirrel Road 
Auburn Hills, Michigan 48326 
 
 
RE: AT&T Tower at 2501 Commercial Dr 
 
Dear Mr. Keenan: 
 
We have completed the site plan review for the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site. The site plan, received by this office on 
February 24, 2020 was prepared by AT&T. The review comments are noted below. 
 

 
GENERAL/PERMITS: 
The site is located at 2501 Commercial Drive to the east of Opdyke Road and south of Walton Boulevard.  The 
applicant is proposing to construct a new 150-foot monopole tower in the northwest corner of the site.  The site is 
currently zoned General Business (B2).  The City of Auburn Hills Standard Notes and Fire Department Notes 
were not included on the plans. A landscape plan was included in the plan set and appears to be acceptable. A 
detail for the “concrete casing” (the monopole foundation) should be included in the plan set.  
 
 
MUNICIPAL UTILITIES: 
There are no municipal utilities in close proximity to the tower. The installation of the monopole will not impact the 
onsite water main or sanitary sewer.  
 
 
STORM SEWER AND DETENTION: 
No significant changes to the impervious areas are proposed as part of the project. No detention or storm water 
treatment is required.  
 
 
TRAFFIC/PAVING: 
Access to the site is proposed by a new 12-foot access easement through the parking lot of 2501 Commercial 
Drive. Two parking spaces should be restriped to denote “no parking” to ensure clear access to the base of the 
tower remains clear.  
 
 
GRADING: 
No existing or proposed grades were shown as part of the plan set. Limited spot grades should be provided to 
ensure the disturbed area will drain properly.   
  



City of Auburn Hills 
AT&T Monopole 
February 28, 2020 
Page 2 of 2 

 

 
RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements and has been stamped 
“Approved” by our office.  We ask that the site plan approval acknowledge the following: 
 

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

 
If you have any questions or are in need of any further information, please feel free to contact our office. 
 
Sincerely, 
OHM Advisors 
 
 
______________________________________ 
Andrew Cousino, P.E. 
 
Transmitted via e-mail to Shawn Keenan: February 28, 2020 

cc: File 
 
P:\0101_0125\SITE_AUBURNHILLSCITY\2020\0120201020_ATT TOWER_COMMERCIALDR\SITE_APP_ATT TOWER.DOCX 

 



  
 
 

                                                   
 

MEMORANDUM 
 
TO:   Shawn Keenan, City Planner   

FROM:  Lieutenant Ryan Gagnon 

DATE:  February 25, 2020 

SUBJECT:  Site Plan Review for AT&T Communications Tower 

____________________________________________________________________________ 
 
I have reviewed the site plans for the AT&T communications tower proposal, located at 2501 Commercial 

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

 

POLICE DEPARTMENT 
1899 North Squirrel Road 

Auburn Hills, MI  48326  

 
1899 N. Squirrel Road 
 



 

AUBURN HILLS 
FIRE DEPARTMENT 

 

Official Memorandum 
 

 
 

To: Shawn Keenan, City Planner 
From: Fred Solomon, Fire Inspector 
Date: February 25, 2020 
Re: Site Plan Review PSLU200001 

 
 
 

PROJECT: AT&T Cell Tower, 2501 Commercial 

 
XXX Approved  

 Approved Subject to the following revisions: 
 Denied  

 
No Comments 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
Fred Solomon 
Fire Inspector 
Auburn Hills Fire Department 

 
 
 
 
 
 
 
 
 
 

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



  AT&T Mobility 

220 N Meridian St 

Floor 19 

Indianapolis, IN   46204 

 

February 10, 2020 
 
Re: Citizen Participation Letter 
 AT&T Mobil Communication Tower 

2501 Commercial Drive 
   
 
Dear Neighbor, 
 
In accordance with the City of Auburn Hills Citizen Participation Ordinance, we are 
notifying you that AT&T Mobile has submitted an application to the City of Auburn Hills 
seeking Special Land Use approval to erect a 150-foot telecommunications tower at 2501 
Commercial Drive, Auburn Hills, MI 48326. The property is located north of 
Commercial Drive between N Opdyke Rd and I-75. The tower will be of monopole 
design and will have base equipment within a fenced compound. Please see the attached 
sheets for compound specifics. The tower will not have any hazard lighting. 
 
The need for this wireless facility is driven by demand for reliable service. The number of 
users and the amount of data necessary has increased drastically in the past five years. 
Coverage areas must be continually improved to handle the growing number of wireless 
calls and data usage. AT&T Radio Frequency Engineers have conducted a thorough 
analysis of the existing network for signal strength. This included monitoring the amount 
of signal traffic at the existing wireless facilities for dropped and blocked calls. When a 
network is overburdened or existing sites are too far apart, calls will drop or not connect. 
It has been determined that more antennas are necessary in this area to provide coverage 
and capacity relief.  
 
The City of Auburn Hills Planning Commission is scheduled to review our application at 
their March 4, 2020.  Should you have any questions or concerns, please contact Wallace 
Haley during business hours at 517-518-8623.  If you wish to speak to a City 
representative, please contact Shawn Keenan, City Planner at 248-364-6926. 
 
Sincerely, 
 
 
 
Wallace R. Haley, Esq.  
On behalf of AT&T Mobility  
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HALEY LAW FIRM, PLC 

February 26, 2020 

Mr. Shawn Keenan, AICP 
City Planner, Community Development 
1827 North Squirrel Road 
Auburn Hills, MI 48326 

RE: 

VIA EMAIL 

Citizens Participation Letter - REPORT 
AT&T Proposed Telecommunication Tower at 2501 Commercial Drive 

Greetings Mr. Keenan, 

In accordance with the City of Auburn Hills Zoning Ordinance, we mailed the attached Citizens 
Participation Letter to 124 residents and business owners using the address labels supplied by the 
City of Auburn Hills. The letters were postmarked February 12, 2020. 

To date we have received six (6) letters returned as undeliverable, "Return to Sender, Unable to 
Forward". 

We have not received any correspondence or phone calls related to this letter. 

Sincerely, 

()J4a,,I~ 

Wallace Haley 

Haley Law Firm, PLC 

10059 Bergin Road 
Howell, Michigan 48843 

Office: 517-518-8623 
Fax: 517-518-8639 
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TITLE SHEET

T-1

PROJECT DESCRIPTION

AT&T TO INSTALL (6) ANTENNAS, (12) RRH'S, (2) DEMARCATION BOXES
(1) FIBER OPTIC CABLE, (4) DC POWER CABLES, AND NEW GROUND
EQUIPMENT CABINETS TO A PROPOSED FACILITY.

DRAWING INDEXPROJECT SUMMARYLOCATION MAPAREA MAP

NEW SITE BUILD BY
AT&T
SITE #: MI3921-B
SITE NAME: MIU39221
AT&T FA #: 12908210
2501 COMMERCIAL DR.
AUBURN HILLS, MI 48326

&at  t

DIRECTIONS TO SITE

SITESITE

0. FROM 16025 NORTHLAND DR, SOUTHFIELD, MI 48075
1. HEAD NORTH ON M-10 / JOHN C LODGE FWY
2. TAKE EXIT 18-A ONTO US-24 NORTH /  TELEGRAPH RD.
3. TURN RIGHT ONTO SQUARE LAKE RD. EAST
4. MERGE ONTO I-75 NORTH
5. TAKE EXIT 79 ONTO UNIVERSITY DR. WEST
6. TURN RIGHT ON N OPDYKE RD.
7. TURN RIGHT ON COMMERCIAL DRIVE
    SITE ON LEFT

SIDWELL # 14-14-126-27
NOT FOR CONSTRUCTION
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Planning Commission  Agenda  

March 4, 2020 Meeting Agenda Item No. 5b. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

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

Submitted:  February 28, 2020 

Subject:  The Apostolic Church - Auburn Hills – Automatic Changeable Copy Sign  
 Public Hearing / Motion – Recommendation to City Council for Special Land Use Permit approval 
 
INTRODUCTION 

This is a request for approval to replace the existing monument 
style automatic changeable copy sign at The Apostolic Church - 
Auburn Hills located at 3655 North Squirrel Road with a new 
more modern monument style automatic changeable copy sign.  
The 55.91-acre site is zoned R-1A, One-Family Residential 
District.  The total investment in the project is estimated at 
$30,000. 
 
The existing 6-foot-4-inch monument style automatic 
changeable copy sign installed in 2006 will be removed and 
replaced with a new, more modern 6-foot-4-inch monument 
style automatic changeable copy sign. The new sign will be 
placed in the current sign’s location.  
 
The proposed sign will be setback 24.8 feet from the North 
Squirrel Road right-of-way and will not encroach on any existing 
utility easements or the clear vision triangle.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
COMPLIANCE WITH ZONING ORDINANCE STANDARDS 
As shown on the following page, the west portion of the new sign will have a 29.4 square-foot illuminated cabinet with the 
church's name and logo on it.  The east portion of the sign is the 22 square foot color LED message board, which makes 
up 40% of the overall sign area.  The LED message board will allow the church to display new messages to its members 
and the community.   
 
 

I
Aerial Map 

Google street map view looking north showing the existing church sign, the N. Squirrel 
roadway, and the thick vegetation adjacent to the Heritage in the Hills development 
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COMPLIANCE WITH ZONING ORDINANCE STANDARDS (cont.) 
The sign will sit upon a 1.75-foot high brick base.  The brick base is designed to match the brick exterior of the building.  

The base should help protect the LED portion of the sign from possible winter snowpack and snowdrift and assure 
visibility during the winter months.   
 
The new sign is designed to meet the City’s zoning regulations. 
1. 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; 
2. The pixel pitch/resolution of the LED sign is 10 mm, which meets the City’s requirement of being 25 mm or less;  
3. The message copy will appear in intervals of no less than 15 seconds; 
4. The use of animation, or flashing, scrolling or blinking characters is prohibited; 
5. The church has agreed to display Amber Alerts and emergency messages when requested by the Police Department; 
6. The sign will be fabricated of the highest quality materials, which includes a masonry base;  
7. The height of the sign does not exceed 10 feet in height.  It will be 6-foot-4-inches tall; and 
8. The hours of operation of the sign will not exceed 6:00 a.m. to 10:00 p.m.  This provision shall not apply to public 

emergency alerts.   
 
The existing automatic changeable copy sign received a recommendation for Special Land Use Permit approval by the 
Planning Commission on May 4, 2006, and the City Council approved the permit on May 15, 2006. 

 
 

 
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 all zoned residential.  The parcel to the 

north is the site of The North Auburn Hills Baptist Church, the property to the south contains wetlands that are 
protected under a conservation easement and the property on the opposite side of N. Squirrel Road to the east is the 
Heritage in the Hills development. 

2. The land will be used in accordance with its immediate character, which is planned and zoned for 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 applicant has agreed to display Amber Alerts and emergency messages when requested by the Police 

Department. 
2. The two existing ground-level floodlights designed to illuminate the existing sign shall be removed.  
 

 
 
 
 
 

Recommended Action: 
“Move to recommend to City Council approval of the Special Land Use Permit for 
the monument style automatic changeable copy sign for The Apostolic Church – 
Auburn Hills subject to the conditions of the City’s administrative review team.” 

 

 
 
 

Existing Sign Proposed Sign 





   

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, March 4, 2020 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: The Apostolic Church - Auburn Hills 
Replacement of Existing Automatic Changeable Copy Sign 
 

General Property Location: 3655 N. Squirrel Road 
Generally located on the west side of N. Squirrel Road between 
Tienken Road and Dutton Road. 
Sidwell No. 14-01-300-043 
 

Applicant: Haitham Sitto, Sitto Industries, Inc. – 248-399-0111  
 

Nature of the Request: Public Hearing Recommendation to City Council for Approval of 
Special Land Use Permit 
 

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 



Sitto Industries, Inc                                                                          www.Sitto.com 
MaxxLite LED Signs                                                                         Quality Since 1976 

44731 Woodward Avenue, Pontiac, MI 48341 
248.399.0111 Fax 248.232.2540 

 

 

  

February 5, 2020 
 
 
RE:  Citizen Participation Letter 

Automatic Changeable Copy Sign 
Apostolic Church of Auburn Hills  
3655 N. Squirrel Road 

 
 
Dear Neighbor:  
  
In accordance with the City of Auburn Hills’ Citizen Participation Ordinance, I am notifying you 
that our company, on behalf of our customer, The Apostolic Church of Auburn Hills, has applied 
for a Special Land Use Permit to install a new monument style automatic changeable copy sign.  
 
The new sign will replace the existing monument style automatic changeable copy sign.  The 
new sign is designed to meet current sign ordinance criteria.  The sign will allow the church to 
get new messages out to the congregation and community.  Included is a drawing for your 
review.  
 
The City of Auburn Hills Planning Commission is scheduled to review our application at their 
March 4, 2020 meeting.  If you have any questions, concerns or comments, please do not 
hesitate to contact me at 248-399-0111.  If you wish to speak with a City representative, please 
contact Shawn Keenan, City Planner, at 248-364-6926.  
  
 
Sincerely,  

Haitham Sitto 
Haitham Sitto  
Sitto Industries, Inc. 
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REMAIN.  NEW SIGNAGE INSTALLED

ONTO STRUCTURE.

OVERALL SIGN AREA: 55" X 144" = 55 SQFT

LED SCREEN IS 40% OF OVERALL SIGN AREA

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

-The LED sign is equipped with automatic brightness sensor to automatically adjust the

brightness and contrast of the LED sign in direct relation to the ambient outdoor illumination

-The pixel pitch/resolution of the LED sign is 10mm, which meets the City's requirement of 25mm 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

-Business agrees to display Amber Alerts & emergency messages when requested by the Police Dept.

-The sign is fabricated of high quality materials, mounted to the existing monument structure

-The height of the LED automatic sign does not exceed 10feet in height

-The hours of the operation of the automatic changeable copy component of the sign will only

operate during the hours that the business is open, or from 6:00am until 10:00pm, whichever is less

144"



Planning/Recreat ion  Commission  Agenda  

March 4, 2020 Meeting    Agenda Item No. 6b. 
 

To:  Chairperson Greg Ouellette and the Planning/Recreation Commission  

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

Submitted:  February 25, 2020 

Subject:  Consideration of MNRTF Grant Application for Kayak Point Park (proposed name)    
      
INTRODUCTION AND HISTORY 
Early in the fall of 2017, the City took ownership of vacant property at 2041 Auburn Road, formerly known as the Country 
Kitchen site for many years.  One of the best natural features of this 8 acres of land is over 800 feet of river frontage on 
both sides of the Clinton River that flows in a southeasterly direction across the site.  Along with river frontage, the site 
contains open areas to the north and south of the river, with the majority of open space located south of the river.  
 
Later in the fall of 2017, a City Council workshop was held where the “Green Team” led by City Manager Tom Tanghe 
(Cohen, Melchert, Keenan, Grice, Marzolf, and Judici/OHM) presented some alternatives to the Council for the 
redevelopment and improvement of this property.  After careful consideration and much discussion, it was agreed that a 
passive park with river access would be the highest and best use for this property.  A city park in this location with river 
access is consistent with the goals set forth in the 2009 City of Auburn Hills Riverwalk Master Plan as well as the 2019 – 
2023 Parks & Recreation Master Plan. This type of park development also meets the goals of the Michigan Department of 
Natural Resources (MDNR), the Trust Fund grant program, the Michigan Statewide Comprehensive Outdoor Recreation 
Plan (SCORP), Southeast Michigan Council of Governments (SEMCOG)’s - Green Infrastructure Vision for Southeast 
Michigan, Partnering for Prosperity: Economic Development Strategy for Southeast Michigan, the Water Resources Plan 
for Southeast Michigan, and the Clinton River Watershed Council Water Towns program.   
 
This project also has the full support of eleven organizations that the City works with and each has provided the City with 
a letter of support for this grant including: DNR Fisheries; SEMCOG; Oakland County Economic & Planning; the Clinton 
River Watershed Council; our adjacent neighbors downstream the City of Rochester Hills; local businesses and nearby 
property owners. 
 
As pointed out in the application narrative, the development of the Clinton River as a recreational resource has been a top 
and long-standing goal of the City for many years. This is evident as we currently own and operate three very popular 
parks on the banks of the Clinton River.  Riverside Park downtown, River Woods Park near Squirrel & M-59 and the Skate 
Park, which is also located on the river - and also a popular place not only for kids but for anglers too.   
 
In 2018 the City applied for this grant for the same project.  The grant scored very highly and was among the top 
recommended for funding.  Unfortunately, they had to choose a few projects among the top recommendations and this 
project was not chosen for funding.  This was likely due to state and regional priorities.  We are trying again in 2020 for a 
2021 implementation.  Because the grant scored so highly, there is not much we are changing outside of expense 
updates and additional information provided in the environmental report that was received in February, 2020.   
 
In 2018, in preparation for this project with a new kayak/canoe launch point, the City coordinated our river maintenance 
with a local contractor to clean out and prepare a new 2 mile section of the Clinton River.  For more years than most can 
remember, the portion of the river from Opdyke Rd. to Riverside Park had not been available for the public. It had existing 
obstacles like no public access points available and about 8-10 huge log jams that made the river in this location 
impassable in a kayak or canoe if you did try to navigate this section.  The clean-up efforts over the last two years, 
combined with this grant application for assistance with funding this park development project, seeks to change these 
conditions for the better with a long-range goal of having three parks with river and paddling access in Auburn Hills.  We 
believe the development of the Auburn Hills section of the developing Clinton River “Water Trail” will be very popular. 
 
Concept Plan for Kayak Point Park 
A concept plan for this new park has been developed by city staff and engineering consultants from OHM Advisors and is 
included for review.  This conceptual plan depicts the new park in an amount of detail necessary to gain a clear 
understanding of what is being proposed, and includes an estimated amount of associated costs based on the plan. The 
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main items included in the project are all clearly identified on the concept plan.  This plan can be further refined and 
developed into a site plan and construction drawings in the future. 
 
Highlights of this park development grant application include: 

 New access point to the Clinton River for recreational use 

 Kayak and canoe launch site with Kayak storage locker 

 Riverfront/access for fishing  

 Wildlife/river viewing areas  

 Pathways and nature trails 

 Entrance drive for vehicles from Auburn Rd. 

 Picnic shelter with seating  

 River wayfinding and safety signage 

 LED and solar site lighting 

 Landscaping with native plants/grasses, rock 

 Raingardens and bioswales for stormwater filtration 

 Easy access from regional trail systems and public transportation 
 

Trust Fund Grant Application 
Key and relevant portions of the DNR Trust Fund grant application are included as attachments to provide details of this 
project.  Categories of the grant application include: Applicant Site and Project Information; Project Funding and 
Explanation of Match Sources; Project Details; Justification of Need; Applicant History and Stewardship; Site Conditions; 
Natural Features of the site; Wildlife Values of the site; Natural Resource Recreation Opportunities; Public Access 
Opportunities; Trails; Application Narrative; Required Attachments; Additional Information; and Certification of Authorized 
Official. The application must be approved and supported by Planning/Recreation Commission and the City Council prior 
to submittal by the April 1, 2020 deadline.  In a very competitive state-wide process, the MDNR Trust Fund Board will 
make their recommendations for funding to the legislature at the end of 2020.  If successful, the City would eventually 
enter into a project agreement with the DNR for the development of this project in 2021-2022.   
 
Grant request and estimated costs 
We are requesting a DNR Trust Fund grant in the amount of $192,600, with a city matching amount of $128,500 
($118,000 cash/$10,500 In-Kind (40% match) for a total estimated project cost of $321,100.  When this park project gets 
developed in 2021-2022, the City should anticipate additional costs of approximately $40,000+/- for engineering services 
related to the creation of an official site plan, bid documents and actual construction engineering services.  The DNR grant 
program limits the amount of engineering services to 15% of total project costs (included in this grant request), the 
applicant is responsible for the rest.  The Trust Fund grant program is a reimbursement type of funding program, where all 
project funds are expensed first by the city, then reimbursed in the amount of the grant following successful completion of 
the project.  
 
Public Input 
This proposed grant application is available for public review and comment at the Auburn Hills Community Center. 
Interested parties wishing to express their views may do so by contacting Recreation Director Hegdal by phone or in-
person at the Community Center during normal business hours.  This public meeting of March 4th, 2020 has been properly 
noticed and advertised to the public in advance.  Any comments by the public may be received by the Commission at this 
meeting.  
 
STAFF RECOMMENDATION 
Approve the submittal of a Michigan Department of Natural Resources Trust Fund grant application for the 
development of Kayak Point Park (proposed name) at 2041 Auburn Road., Auburn Hills, prior to the April 1, 2020 
deadline. 
 
 
 
 
 
 
 
 
 

Recommended Action: 
“Move to recommend to City Council approval of the Michigan Department of Natural 
Resources Trust Fund grant application as presented for submittal by April 1, 2020.” 
 

 
 
 



 
 

PUBLIC NOTICE 
 

CONSIDERATION OF MNRTF GRANT APPLICATION  
FOR THE DEVELOPMENT OF A NEW CITY PARK 

 
 

A public meeting will be held by the Auburn Hills Planning Commission/Recreation 
Commission on Wednesday, March 4, 2020 at 7:00 PM in the City of Auburn Hills - City Council 

Chambers which is located at 1827 N. Squirrel Road, Auburn Hills, MI  48326, regarding the 
City of Auburn Hills consideration of an Michigan Natural Resources Trust Fund (MNRTF) 
grant application for the development of a new city park along the Clinton River at 2041 
Auburn Road, Auburn Hills, MI 48326. 
 
Those wishing to view and participate in the meeting are welcome to attend and provide 
their comments.   
 
Persons wishing to express their views may do so in person at the meeting, in writing 
addressed to the Recreation Commission c/o Sage Hegdal, Recreation Director at 1827 N. 
Squirrel Road, Auburn Hills, MI  48326.  For additional information or to provide comments 
by phone persons may contact Sage Hegdal, Recreation Director at 248-370-9353.  
 
After hearing comments from interested persons at this meeting, the Recreation 
Commission may take action to approve the submission of the proposed grant application. 
 
The proposed grant application may be examined in advance of the meeting during regular 
business hours at the Auburn Hills Community Center - 1827 N. Squirrel Road.   
 
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. 
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Michigan Natural Resources Trust Fund Application 2020

Organization: City of Auburn Hills TF20-0098

Application Narrative

*I. Project Justification and Support:

This park development is the number one priority for the City of Auburn Hills at this time and is our only grant 

application to the MDNR for 2020. This park project is included in our current Parks and Recreation Master 

Plan (2019-2023) and its intent and design meet some of our top long-standing goals and objectives to 

develop the Clinton River in Auburn Hills as a recreational resource (pages 61-65). A park improvement of this 

type with river access is consistent with the goals of the MDNR, the Trust Fund grant program, The Michigan 

SCORP, SEMCOG's Green Infrastructure Vision for Southeast Michigan, and the Clinton River Watershed 

Council's Water Towns program. The Clinton River in this area is quickly becoming the recreational asset that 

many have dreamed of and worked so hard for over the years. According to Pure Michigan, "no matter where 

you are in Michigan, you're only six miles from a lake, river or stream, making opportunities to head out in a 

kayak or canoe almost endless." In Auburn Hills, we've seen a steady increase in paddling activity on the 

Clinton River. We now have two professional companies operating kayak and canoe liveries in Auburn Hills 

downstream - both are growing each year and are servicing more paddlers every season. They are truly 

invested in the river and are involved in on-going river clean-ups and local river events. The City has seen a 

gradual increase in paddlers at our annual Paddlepalooza event since we began offering it in partnership with 

the City of Rochester Hills in 2008 with 128 crafts on the water at last summer's event! Through a number of 

user surveys and feedback from paddlers, it has become clear that the development of the Water Trail would be 

an amenity and attraction for residents and guests alike with many recreational and economic benefits. In 

Auburn Hills, our plan is to use every inch of the river we can for this - starting at Opdyke Road at the western 

border and heading downstream 3.5 miles to the eastern boundary of Auburn Hills near Hamlin Rd., M-59. 

Within this 3.5 mile river stretch, our long-term goal is to have three parks and each with a kayak/canoe launch 

beginning on the western boundary with this park development application at Kayak Point Park. Auburn Hills 

currently owns and operates two parks along the Clinton River downstream from this project site - Riverside 

Park in the heart of our blossoming downtown and River Woods Park located further downstream . This project 

has the full support of 12 of our partner organizations who have all provided letters of support and is consistent 

with their recreation and natural resource access goals including: DNR Fisheries, SEMCOG, Oakland County 

Economic and Planning; the Clinton River Watershed Council; Trout Unlimited; Friends of the Clinton River 

Trail; our adjacent neighbors downstream the City of Rochester Hills; local businesses, two active liveries 

operating on the river and two adjacent business property owners.

*II. Project Description:

To be the "Water Town" we want to be, further development and improvements on the Clinton River are needed. 

We have a great opportunity to make this a special place within Auburn Hills and Oakland County where 

paddling is fun, easy to do, and available for everyone. Universally designed accessible features of this new 

riverfront park site include: a kayak/canoe launch with river access; nature trials; parking lot; picnic shelter and 

seating. Thoughtful, creative and modest design is intended to: Maximize the protection and recreational use of 

the Clinton River and the natural corridor; minimize the disruption to the natural resources; and offer the best 

possible visibility throughout the park for user safety and security. The entrance drive for vehicles and 

pedestrians/bikes is placed at the southern portion of the property off of Auburn Road. With the looping drive 

and parking spaces placed in the existing open areas allowing for little to no tree removal and the opportunity to 

re-vegetate the site creating 1.35 acres of native meadow. Hard-surfaced asphalt pathways will connect 

pedestrians to and from the existing pathways/sidewalk onto Auburn Road, and to the entire Auburn Hills 

pathway network, including to the award-winning Clinton River Trail and SMART public transportation, located 

just a half mile south of this park. These pathways will link directly into the park and into a smaller network of 

connected trails in the park, all connected back to the parking area. Asphalt is the preferred surface for this 
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Michigan Natural Resources Trust Fund Application 2020

Organization: City of Auburn Hills TF20-0098

Application Narrative

project due to it's location in the floodplain and the flooding that occurs at this site. It will have a better chance of 

survival than softer materials (pervious pavement, crushed limestone, woodchips), and because it is the most 

accessible surface choice for the widest variety of users. 12,500 gallons of stormwater will be treated through 

run-off from the paved surfaces through the vegetated bio-swales and 3540 sq ft of rain gardens. 

High-efficiency solar powered LED lighting will light the entrance, looping drive and parking areas for user 

safety during park hours, and overnight to improve security/surveillance of the park. At Kayak Point Park, the 

main feature will be an accessible kayak/canoe launch point on the Clinton River, along with a new, accessible 

nature trail with river access points for fishing and benches for relaxation and wildlife viewing. The design for 

river access at the launch area will accommodate active, physically challenged paddlers. Wayfinding and safety 

signage to help navigate the river along with color-coded and numbered safety marker signage on the river 

itself for added safety are included. For convenience, a kayak locker storage area is included. Landscaping to 

enhance the park site will include native grasses and plantings, trees and shrubs, with split-rail fence and 

boulder rock to finish the design. A turf area and a small picnic shelter are included with seating and recycling 

and trash receptacles.

*III. Natural Resource Access and Protection:

Oakland County's collaborative community-based Green Infrastructure Vision acts as the foundation for an 

integrated conservation network, it builds on individual community efforts and promotes collaboration. The 

Green Infrastructure maps show this proposed park site and it's connecting Clinton River corridor all the way 

through Auburn Hills as a HUB site, with opportunities to highlight and connect this open space to extend 

beyond Auburn Hills foundaries. The project will provide direct, new access to the Clinton River for water 

recreation opportunities like kayaking, canoeing, fishing, nature viewing and appreciation, and relaxation. A 

new public access point with universal design on the Clinton River in this location will allow for a variety of new 

recreational opportunities, not only within the entire project area (8 acres, 800+ feet of river frontage), but it 

creates new access to an additional 2 miles of the Clinton River downstream previously unusable by the public 

due to access limitations and unmanaged river conditions. In 2018-2019, in anticipation of having a new, 

upstream access point (Kayak Point Park), the City of Auburn Hills has prepared this existing, unmanaged 2 

mile section of the river by removing woody debris that has accumulated for many years. The City was cleaning 

woody debris on the Clinton River between Riverside Park and River Woods Park , and the addition of this 

upstream section of the river has brought the total distance of river being cared for by the City to 3.5 miles of 

the 63 miles of the Clinton River available for paddlers. This effort will also open this new river section up for 

more high quality river fishing. Currently, due to the efforts and support of many people and organizations past 

and present, the Clinton River in Auburn Hills is considered a Cold Water Fishery with year-round stream trout 

opportunities. The Clinton River coldwater Conservation Project (CRCCP) - over the last 16 years the City of 

Auburn Hills in partnership with the Clinton River Watershed Council , Trout Unlimited and the Department of 

Natural Resources (DNR) Fisheries Division have all worked together to help improve and promote its urban 

fishery in Auburn Hills all the way down to Yates Cider Mill. Brown Trout and Rainbow Trout are the top two fish 

that anglers are after in these waters and they can be found regularly in-season. In Auburn Hills, our DPW Parks 

and Grounds Division and Forestry Division will be responsible for maintaining this park site and managing its 

natural resources. The plan seeks to minimize disruption of the natural features while maximizing the 

opportunities for public recreation use, while maintaining the highest level of safety and cleanliness possible. 

This project will help protect threatened species of Spotted Turtle (5 occurrences in 2001) and the Eastern 

Massasaugas Snake (29 occurrences in 2015): source MNFI - and protect and provide habitat for existing 

wildlife at this location.

Page 2 of 302/27/2020



Michigan Natural Resources Trust Fund Application 2020

Organization: City of Auburn Hills TF20-0098

Application Narrative

*IV. Other Information:

The planning team for this park concept has heavily considered ways that we can make river access at this site 

most accessible to people with disabilities. An actual kayak/canoe launch and transfer system was considered 

at this site. It was determined that because of the narrow width of the river at this site, in addition to fast water 

during rainy periods, that a kayak/canoe launch would not be stable in this water. Therefore, the design includes 

boulder stairs that go into the water so that the river will be accessible when the river is at different depths . The 

team also considered building a ramp to the river access. It was determined that if there was no launch or 

transfer system at the river, then a ramp would not significantly change the accessibility. People with disabilities 

have been consulted and support the proposed concept, as well as Easter Seals. Additionally, we have a 

meeting set with the Disability Network of Oakland/Macomb to review the concept. Their input about the design 

or other accessibility features will be taken into consideration.
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Michigan Natural Resources Trust Fund Application 2020

Organization: City of Auburn Hills TF20-0098

Section B: Project Funding and Explanation of Match Sources

SOURCES OF MATCHING FUNDS PROJECT COST AMOUNTS

*Grant amount requested (round to the nearest hundred dollars) $192,600

Total Match $128,500

Total Project Cost $321,100

Percentage of match commitment (Must be at least 25% of total project cost) 40%

a) General Funds or Local Restricted Funds (Applicant's own cash) $118,000

b) Force Account Labor/Materials (Applicant's own paid labor or materials) $10,500

c) Federal or State Funds

You have entered a value for item c). Please provide the information below for each federal or state 

program from which matching funds will be provided. COMMUNITY DEVELOPMENT BLOCK GRANT 

(CDBG) AND RECREATIONAL TRAILS PROGRAM (RTP) ARE THE ONLY FEDERAL FUNDS THAT 

CAN BE USED AS MATCH:

*(1) Program Name *Administering Agency

*Contact Name for Administering Agency *Telephone *Amount

*Type of Funds

Grant funds awarded

Date grant funds approved

Grant funds applied for, not yet approved

Estimated approval date

Appropriated funds

Date appropriated

Other, explain

*Is documentation containing the scope of work and budget for the other grant funds included with application?

 Yes No

*Is documentation (such as grant approval letter) that verifies the availability of funds included in the 

application?

 Yes No

Check to add program information for additional State of Federal funds that will be used as Match.
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Section B: Project Funding and Explanation of Match Sources

(2) Program Name Administering Agency

Contact Name for Administering Agency Telephone Amount

Type of Funds

Grant funds awarded

Date grant funds approved

Grant funds applied for, not yet approved

Estimated approval date

Appropriated funds

Date appropriated

Other, explain

Is documentation containing the scope of work and budget for the other grant funds included with application?

 Yes No

Is documentation (such as grant approval letter) that verifies the availability of funds included in the application?

 Yes No

Check to add program information for additional State of Federal funds that will be used as Match.

(3) Program Name Administering Agency

Contact Name for Administering Agency Telephone Amount

Type of Funds

Grant funds awarded

Date grant funds approved

Grant funds applied for, not yet approved

Estimated approval date

Appropriated funds

Date appropriated

Other, explain

Is documentation containing the scope of work and budget for the other grant funds included with application?

 Yes No

Is documentation (such as grant approval letter) that verifies the availability of funds included in the application?

 Yes No

d) Cash Donations
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Organization: City of Auburn Hills TF20-0098

Section B: Project Funding and Explanation of Match Sources

You have entered a value for item d). Please list the individual sources and the amounts to be donated 

below.

SOURCE AMOUNT

*

Total $0

**Is a letter of intent from each donor included with the application?

 Yes No

e) Donated Labor and/or Materials

You have entered a value for item e). Please include each item to be donated, the source, dollar value, 

and how the dollar value was determined.

ITEM SOURCE DOLLAR VALUE VALUATION METHOD

*

Total $0

**Is a letter of intent from each donor included with application?

 Yes No

f) Donated Land Value (acquisition applications only)

You have entered a value for item f). Please describe how the value of the land donation was 

determined.

*

**Is a letter from the landowner committing to the donation of a portion of fair market value and any conditions 

placed upon their commitment included with application?

 Yes No
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EXCERPT 

CITY OF AUBURN HILLS 

Regular City Council Meeting 

Minutes 

March 26, 2018 

 

CALL TO ORDER: Mayor Pro Tem Burmeister at 7:00 p.m. 

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

Present: Mayor Pro Tem Burmeister, Council Members Hammond, Kittle, Knight, 
Moniz, and Verbeke 

     Absent: Mayor McDaniel   

Also Present: City Manager Tanghe, City Attorney Beckerleg, City Clerk Pierce, 
Police Chief Olko, Police Lt. McDonnell, DPW Director Melchert, Deputy DPW 
Director Stahly, City Planner Kennan, Recreation Director Marzolf, City Engineer 
Juidici, Mgr of Fleet and Roads Brisson, Mgr. of Municipal Properties King, 
Management Assistant Intern Benoit 
 

25 Guests 
 

9. NEW BUSINESS 
 

9b. Motion – To approve the submittal of a Michigan Department of Natural Resources development grant 
application and resolution of support for Auburn Hills Kayak Point Park (proposed name) 

Mr. Marzolf presented his memo requesting approval to submit the DNR grant application (Attachment C). 
 
He explained that the City of Auburn Hills took ownership of the former Country Kitchen site at 2041 Auburn 
Rd. in the summer of 2017. A City Council workshop was held later in the fall where several options for the 
redevelopment and future use of this land were presented by the staff.  After careful consideration, it was 
determined that the highest and best use of the property would be for a city park with access to the Clinton 
River. The development of the Clinton River as a recreational resource has been a long-standing goal of 
the City for many years. It was requested that grant funding be sought to assist in the future development 
of this new park.  
 
Mr. Marzolf noted that a grant application, complete with a concept plan and associated costs, has been 
prepared by staff together with OHM Advisors and is ready for submittal to the Michigan Department of 
Natural Resources for consideration under their Trust Fund Grant program. 

 

While Council was in support of the project, there was general concern regarding not having restrooms on 
the site, having only seven parking spaces, and one member would like to see a space used for a possible 
Farmers Market in the future.   

 

Mr. Marzolf stated that the presentation tonight is in concept form only at this point.  The suggestions are 
good and will be considered when it is time to move forward. He shared that the new Parks and Recreation 
Master Plan (2019-2023) is underway so all the ideas shared tonight and during the process will be kept in 
mind.  He also shared that nothing is being proposed for the surrounding properties.   

 

Mr. Tanghe stated that if or when something is done with surrounding properties the neighbors will be 
contacted and discussions will be held at that time.  

 

Mr. Kittle shared concerns with the amount of land clearing that might be needed along the river based on 
the concept drawing.  Mr. Marzolf clarified that the amount of open water shown on the concept plan is 
actually much more tree covered and that the tree canopy along the river would be protected as it is 
important for the water quality.     
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In response to Mr. Kittle, Mr. Marzolf clarified that there are at least eleven log jams that will need to be 
cleared (downstream from this site, not part of this project) by a river maintenance group with assistance 
from our DPW.   

 

Mr. Knight expressed a desire to see dredging or adjustment of the banks to encourage trout in the area.   

 

Mr. Keenan agreed that it would be great to have more fish in the water, but during the summer the lake 
levels in the area rise and the river level decreases.  The lake water levels are set by the Courts so a court 
decision would have to be made to change the water levels and if dredging was done, it would just fill in 
with sediment over time. 

 

Moved by Knight, Seconded by Verbeke. 

RESOLVED:  To accept the Recreation Commission’s recommendation and approve the 
submittal of a Michigan Department of Natural Resources Trust Fund grant application as 
presented for the development of Kayak Point Park (proposed name) at 2041 Auburn Rd., 
Auburn Hills, prior to the April 1, 2018 deadline, and further, to approve the attached resolution 
of support. (Attachment B) 

VOTE: Yes:  Burmeister, Hammond, Kittle, Knight, Moniz, Verbeke 

 No:  None 

Resolution No. 18.03.048       Motion Carried (6 - 0) 
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ATTACHMENT B 

RESOLUTION 

WHEREAS, The City of Auburn Hills supports the submission of an application titled, “Auburn Hills Kayak 

Point Park Development”, to the Michigan Department of Natural Resources Trust Fund for 

Development of the Auburn Hills water trail section, including eight acres of new City park land 

featuring a kayak/canoe launch point, nature trail loop, shade shelter, parking, signage, lighting, 

and landscaping at Kayak Point Park; and,  

WHEREAS, the proposed application is supported by the Community’s 5-Year Approved Parks and 

Recreation Plan; and, 

WHEREAS, the City of Auburn Hills is hereby making a financial commitment to the project in the amount 

of $70,200 matching funds, in cash and/or force account; and,  

NOW THEREFORE, BE IT RESOLVED that The Auburn Hills City Council hereby authorizes submission 

of a MDNR Trust Fund Grant Application for $199,600, and further resolves to make available 

its financial obligation amount of $70,200 (26%) for a total project cost of $269,800, during the 

2019-2020 fiscal year. 

 

AYES:  Burmeister, Hammond, Kittle, Knight, Moniz, Verbeke  
NAYS:   None 
ABSENT:   McDaniel 
ABSTENTIONS:  None 

 

MOTION APPROVED 

STATE  OF  MICHIGAN) 
 )SS 
COUNTY OF OAKLAND) 
 

 I, the undersigned, the duly appointed City Clerk for the City of Auburn Hills, Oakland County, 
Michigan do hereby certify that the foregoing is a true and complete copy of a resolution adopted at a 
regular meeting of the Auburn Hills City Council held on the 26th day of March 2018. 
 
 IN WITNESS WHEREOF, I have hereunto affixed my official signature on this 27th day of March, 
2018. 
 

 

 ___________________________________ 

 Laura M. Pierce, City Clerk 
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ATTACHMENT C 
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CALL TO ORDER: Chairperson Ouellette called the meeting to order at 7:03 p.m. 
 
ROLL CALL: Present:  Beidoun, Hitchcock, Mendieta, Moniz, Ochs, Ouellette, Pederson, Pierce  
     Absent:   Shearer  
     Also Present:   Director of Community Development Steven Cohen, City Planner Shawn Keenan,  

 Recreation Director Brian Marzolf, DPW Deputy Director Aaron Stahly, City Consulting 
Engineer Timothy Juidici  

 Guests:   4 
 

LOCATION:  Robert W. Grusnick Public Safety Building, 1899 N. Squirrel Roads, Auburn Hills, MI  48326 
 
 
6. SPECIAL PLANNING PROJECTS 
 
6a.  Recess as Planning Commission – Convene as Recreation Commission (7:25 p.m.) 

 
Moved by Mr. Pierce to recess as Planning Commission and convene as Recreation Commission. 
Supported by Mr. Hitchcock.  
VOTE: Yes: All  
 No: None  Motion Carried (8-0) 
          

6b. Michigan Natural Resources Trust Fund grant application (7:25 p.m.) 
 Public Hearing/Motion – Approval to submit the proposed Michigan Natural Resources Trust Fund grant 

application for Kayak Point Park. 
 
Mr. Marzolf presented the concept plan for Kayak Point Park for which the City is seeking a grant to construct.  The 
property is vacant and located at 2041 Auburn Road.  It is the former site of the Country Kitchen that the City took 
ownership of in 2017.  The site is eight acres and has over 800 feet of river frontage on both sides of the Clinton River 
that flows in a southeasterly direction across the site.   
 
Mr. Marzolf explained that in the fall of 2017, a City Council workshop was held where the “Green Team” led by City 
Manager Tom Tanghe presented some alternatives to the Council for the redevelopment and improvement of this 
property.  After careful consideration and much discussion, it was agreed that a passive park with river access would 
be the highest and best use for this property.  A city park in this location with river access is consistent with the goals 
set forth in the 2009 City of Auburn Hills Riverwalk Master Plan as well as the 2014-2018 Parks & Recreation Master 
Plan. This type of park development also meets the goals of the Michigan Department of Natural Resources (MDNR), 
the Trust Fund grant program, the Michigan Statewide Comprehensive Outdoor Recreation Plan (SCORP), Southeast 
Michigan Council of Governments (SEMCOG)’s - Green Infrastructure Vision for Southeast Michigan, Partnering for 
Prosperity: Economic Development Strategy for Southeast Michigan, the Water Resources Plan for Southeast 
Michigan, and the Clinton River Watershed Council Water Towns program.   
Mr. Marzolf indicated that the project has the full support of DNR Fisheries, SEMCOG, Oakland County Economic & 
Planning, the Clinton River Watershed Council, the City of Rochester Hills, local businesses, and nearby property 
owners. 
 
Mr. Marzolf noted the development of the Clinton River as a recreational resource has been a top and long-standing 
goal of the City for many years, which is evident as we currently own and operate three popular parks along the banks 
of the Clinton River, which include Riverside Park, River Woods Park and the Skate Park.   
 
Mr. Marzolf explained in preparation for this project, that includes a new kayak/canoe launch point, the city’s DPW staff 
will coordinate our river maintenance with a local contractor to clean out and prepare a new two mile section of the 
Clinton River.  These clean-up efforts, combined with this grant application for assistance with funding this park 
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development project, will improve river conditions for the better for both fishing and paddling access in Auburn Hills.  
We believe the development of the Auburn Hills section, of the developing Clinton River “Water Trail”, will be very 
popular. 
 
Mr. Marzolf highlighted the features in the park’s concept plan that was developed by city staff and the City’s 
engineering consultants from OHM Advisors.  This concept plan depicts the new park in an amount of detail necessary 
to gain a clear understanding of what is being proposed, and includes an estimated amount of associated costs based 
on the plan. The main elements include:  
 

 A new access point to the river 

 A kayak and canoe launch 

 Riverfront/access for fishing  

 Wildlife/river viewing areas  

 Pathways and nature trails 

 Entrance drive for vehicles from Auburn Road 

 Picnic shelter with seating  

 River wayfinding and safety signage 

 LED and solar site lighting 

 Landscaping with native plants/grasses, rock 
 

Mr. Marzolf stated the grant application that is included in the commission’s packet must be approved and supported 
by Planning/Recreation Commission and the City Council prior to submittal by the April 1, 2018 deadline.  In a very 
competitive state-wide process, the MDNR Trust Fund Board will make their recommendations for funding to the 
legislature at the end of 2018.  If successful, the City would eventually enter into a project agreement with the DNR for 
the development of this project in 2019-20.   
 
Mr. Marzolf indicated the amount the City is requesting is $199,600, with a city matching amount of $70,200 ($60,000 
cash/$10,200) of In-Kind match (26%) for a total estimated project cost of $269,682.  When this park project gets 
developed in 2019-20, the City should anticipate additional costs of approximately $40,000+/- for engineering services 
related to the creation of an official site plan, bid documents and actual construction engineering services.   
 
Ms. Pederson asked if seven parking spaces are enough to handle the anticipated amount of park uses and if there 
are any takeout points downstream. 
 
Mr. Marzolf explained that in addition to takeout points at Riverside and River Woods park there are takeout points 
further downstream in Rochester Hills, Rochester, Shelby Township Utica and Sterling Heights.  He also explained that 
kayakers will often leave a vehicle at the takeout point and share a ride with their kayaking partner to the launch point, 
thereby providing a way back to the vehicle parked at the launch site. 
 
Mr. Mendieta inquired about the type of vegetation that would be planted at the site and if there were any types of 
grants available to help cover the cost of the plantings.  
 
Mr. Marzolf indicated that staff will explore additional funding opportunities that may be available to help supplement 
the costs associated with the landscape plantings.  
 
Mr. Mendieta asked if the parking lot and pathways will be made with an impervious material. 
 
Mr. Marzolf indicated that the pathways and parking lot are intended to be asphalt as recommended by the City’s 

engineers to assure the pathways and parking lot remain in place and in good condition after a flood event.  It is 

believed that any natural material would wash away during a flood. The runoff from the parking lot will be directed 

towards one of the two rain gardens on the site to help clean and infiltrate any stormwater runoff.   

Mr. Mendieta asked if there were any concerns about the waste water treatment plant just upstream of the site. 
 
Mr. Keenan stated that the operation of the waste water treatment plant has improved dramatically since the County 
took over its operation.  There are no concerns. 
 
Mr. Moniz asked if there would be enough parking on the site or will potential users park on Hillfield, if ever a large 
event like Paddlepalooza were to take place at the site. 
 
Mr. Marzolf thought it was best to start off with the seven parking spaces and measure the parks usage.  If it is 
determined in the future that more onsite parking is needed, we can add more spaces around the perimeter of the 
circle drive or provide temporary parking on the site during a large event.   
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Mr. Moniz asked if there are any current plans to develop the parcel of land the City owns at the corner of Hillfield and 
Auburn Road. 
 
Mr. Marzolf stated that the proposed plan does not call for the City’s parcel on Hillfield to be utilized for parking. 
 
Mr. Ouellette asked if the site will be handicap accessible. 
 
Mr. Marzolf indicated that the site is designed to meet the handicap accessible requirements, which includes getting a 
person from the parking lot to the launch point.  He indicated that there are no federal guidelines on getting an 
individual from launch point into the water.  However, it is believed that the proposed design will provide adequate 
access for persons with a handicap.  The City sought some guidance from the owner of Clinton River Canoe and 
Kayak Rental who has a customer that is a paraplegic.  We were informed that that person would be able to access 
the river with the type of access included in the plan.   
 
Mr. Marzolf also mentioned the importance of having at least two people in two separate water craft when out on the 
water.  Two people in the same canoe or kayak would count as one.  There should always be two or more people 
available to provide assistance to one another.  There will be water safety and wayfinding signage at the site near 
launch area.  The proposed signage will complement the river marker signs the city had installed along the river to help 
paddlers better identify their location in case of an emergency.  Emergency personnel will know where each numbered 
sign is located.  Each community has a different color sign to help distinguish what community they are in.      
 
Mr. Ouellette asked if the lockers identified in the plans are the type made to secure kayaks. 
 
Mr. Marzolf indicated that the lockers are designed to secure a kayak or canoe for a short amount of time. 
 
Mr. Ouellette asked if there will be any bike racks at the site. 
 
Mr. Marzolf indicated that there is not a bike rack identified on the concept plan but one could be installed in the future.  
 
Mr. Beidoun asked if the park will be open 24 hours a day seven days a week. 
 
Mr. Marzolf indicated the park will be open only during the day, from dawn to dusk, like all the other parks. 
 
Mr. Beidoun asked if there were plans to install a gate to close off the drive entrance to the park. 
 
Mr. Marzolf stated that there are no plans for a gate.  He mentioned that there will be three solar power LED lights at 
the park with one located at the entrance to help the visibility into the park.  
 
Mr. Beidoun inquired if the park will be open during the winter. 

Mr. Marzolf stated that a decision has not yet been made on how or if the entrance drive will be closed off during the 
winter. 
 
Mr. Ouellette asked how deep the river was at the site. 
 
Mr. Keenan indicated that the river level fluctuates throughout the year and that the river can drop as low as one foot 
during the summer months, when the water is held back to raise the water levels of the lake upstream. 
 
Ms. Pederson asked how anglers will access the river. 
 
Mr. Keenan indicated that anglers, wearing waders, would be able to gain access to the river by utilizing the launch 
area.  They would also be able to fish from the river bank at the launch point and each of the two viewing areas. 
 
Ms. Pederson asked if the river was safe enough to use inflatables or a rubber raft. 
 
Mr. Marzolf said it could be possible but they might not be as practical as a more sturdy craft. 
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Ms. Pederson asked if the river is suited for larger craft like a canoe so families with kids can enjoy the river together. 
 
Mr. Keenan stated that the river can support a canoe when the river level is high enough. 
 
Ms. Pederson asked how long the typical kayak season is. 
 
Mr. Marzolf indicated the typical season would last from March to November and is dependent upon the river’s water 
level.  He noted that the experienced kayakers like to go out after a rain event when the river is higher and faster.  
However, each user’s ability to paddle down the river would be based on their experience and the condition of the 
river.   
 
Mr. Keenan provided a brief summary about the impact of the 21 lake level control structures, located upstream, have 
on the river level. 
 
Mr. Ouellette opened the Public Hearing at 7:54 p.m. 
 
Mr. Haverstick of 25 Hillfield Road spoke in favor of the proposed Kayak Point Park and mentioned that he fully 
supports the City’s plan. 
 
Hearing no further comments, Mr. Ouellette closed the Public Hearing at 7:55 p.m.  
 
Moved by Mr. Pierce to recommend to City Council approval of the Michigan Department of Natural Resources 
Trust Fund grant application as presented for submittal by April 1, 2018. 
Supported by Mr. Moniz. 
 
VOTE:  Yes: Beidoun, Hitchcock, Mendieta, Moniz, Ochs, Ouellette, Pederson, Pierce  
 No:  None  Motion Carried (8-0) 
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CALL  TO ORDER: by Mayor McDaniel at 5:30 p.m. 
LOCATION: Admin Conf. Room, City Hall, 1827 N. Squirrel Rd., Auburn Hills, MI  48326 

 

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

Also Present: City Manager Tanghe, Assistant City Manager Grice, Police Chief 
Olko, City Clerk Kowal, Asst. Fire Chief Macias, Senior Director Adcock, Community 
Development Director Cohen, Deputy Clerk Pierce, City Attorney Beckerleg, Assessor 
Griffin, Recreation Director Marzolf, City Engineer Juidici, Manager of Business 
Development Carroll, Director of Authorities Seimer, Executive Assistant to the City 
Manager and Mayor and Council Weber, and Management Asst. Intern Thomas. 

 

Mayor McDaniel called the meeting to order at 5:30 PM.  
  

The first topic was the relocation of the 2018 SummerFest, due to construction in downtown 
Auburn Hills.  

 

Mr. Grice explained that the Passive Park option is recommended.  The best feature of the 
site is the access to the river.  A canoe launch area could be added and patrons could go 
on an eighty minute canoe ride within the City borders.  A trail loop around the river could 
also be added with viewing areas.  Maintenance would be kept to a minimum.  The parking 
lot would be a challenge and a porous material would have to be used.  He noted that the 
City would seek grants for this project. 

 

Mr. Knight questioned if permission could be obtained from the DNR to dredge the river to 
allow for fishing.  Mr. Keenan explained that sedimentation would fill the hole quickly.  

 

Mr. Cohen explained that the northern section of the site is a more complicated area and 
has very poor soil conditions.  He presented the options for development of the northern 
portion of the site which include: 

 Passive Park 

 Allow development as zoned B2, such as fast food, gas station or small store, 
however this is not an ideal option. 

 Encourage multi-family residential 

 Encourage multiple industrial buildings.  Mr. Knight noted that this could not be done 
without talking to the residents in the area.  Mayor McDaniel questioned the 
insurability of buildings located in a known flood zone.  Mr. Cohen explained that 
the area could sustain the buildings with a pond and fountain feature which would 
collect the water. 
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Mr. Tanghe explained that the City could apply for funding grants.  Mr. Marzolf noted that 
the grants could be applied for in April and the City could apply for more than one grant.  
Mr. Burmeister suggested researching pollinator programs and grants. 

 

Mr. Knight questioned the annual maintenance cost of a passive park.  Mr. Grice explained 
that it would depend on the size of the lot and how large of an area would be maintained.  
He noted that it would be a seasonal park, closing in the winter months. 

 

Mr. Ouellette, Chairman of the Planning Commission, commented that the passive park is 
good idea.  He questioned why the area floods.  Mr. Juidici explained that it is a low lying 
area. 

 

The City Council members expressed support of developing a passive park for the site. 

 

Mr. Cohen presented the updated design of the Saber Building, which includes matching 
the color with the Curbco Building and adding an architectural feature to the building.  While 
one Council member thought the design looked more like a barn, several others expressed 
that the architectural feature was an improvement over the previous design.  

 

Mr. Cohen pointed out that the architecture meets the City’s design policy.   The City 
Council members expressed support to allow for administrative approval of the updated 
design. 

 

The meeting adjourned at 6:45 PM 

 

Respectfully submitted, 

Terri Kowal, City Clerk 

 

 

 

 

__________________________                               __________________________ 

Kevin A. McDaniel, Mayor    Terri Kowal, City Clerk 
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COUNTRY 
KITCHEN 

PROPERTY
( A N D  S U R R O U N D I N G  L A N D )

October 9, 2017
City Council Study Session

PRESENTATION OVERVIEW

1. Introduction of  Project and Team

2. Country Kitchen’s Floodplain Limitations 

3. Development Options – Southern Section

4. Development Options – Northern Section and Vicinity

5. Discussion of  Next Steps

GENERAL SITE BOUNDARIES

SOUTH 
8.06 
acres

NORTH
4.17 
acres

POSSIBLE CITY COUNCIL ACTIONS

1. Agree to convert the southern section 
into a passive park.  

2. Direct the Planning Commission to 
conduct a master land use plan study
of  the Opdyke/Hillfield subarea.

3. Revisit development options for the 
northern section after reviewing the 
Planning Commission’s study findings. 

Planning Commission and Staff

BACKGROUND INFORMATION

THE COUNTRY KITCHEN
July 2013 - Closed after severe flooding from 
the Clinton River, which made it cost prohibitive to 
renovate. 

September 2015 - Demolished by the owner

July 2017 – 12-acre site acquired by the City of  
Auburn Hills via tax foreclosure ($43,000)

1950’s 1968

2015
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THE COUNTRY KITCHEN AND VICINITY

August 2012 July 2011

FLOOD PRONE AREAS

FEMA Flood Zone Map GIS Map

FLOOD PRONE AREAS 

FEMA

Floodway
“Remain 

Unobstructed”

South of  the Clinton River

North of  the Clinton River

Surveyed Elevation

100 Year Flood 

Hazard Area
1% annual chance of flood

350 feet

4
2

0
 f

ee
t

Approximately 
3.4 acres upland 

(generally outside of  all 
floodplain designations)

1974 TODAY

43 YEARS

Master Land Use Plan Excerpt                                                                                              Zoning Map Excerpt

MASTER LAND USE PLAN AND ZONING 2007 OPDYKE ROAD LAND USE PLAN

Plan Excerpt

The Planning Commission completed the study in October 2006.  Plan was approved in February 2007.
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VACANT WALMART - CONVERTED TO LEGEND VALVE

Legend Valve spent $5 million in 2011/2012 to covert the vacant building into a 
151,000 sq. ft. warehouse and distribution facility

BEFORE

AFTER

A Wal-Mart retail store operated on the site from 1996 to 2008.  The store officially went “dark” in February 2008.

DEI PUD PROPOSAL 

53,000 sq. ft.
Speculative Light Industrial Building
$5 million investment

Project is dead
• Foundry sand type fill found over highly organic peat 

and marl swamp type soils
• 1,079 steel piles needed - 40 feet long to support the 

weight of  the building.
• Cost of  piles was estimated at $1.94 million. 

(2016)

REDEVELOPMENT PLAN - PONTIAC SILVERDOME SITE

127.5-acre site 

A. 500,000 corporate headquarters or light 
industrial building.

B. Four single-story light industrial buildings 
totaling 750,000 square feet.

C. Retail and entertainment space totaling 
192,000 square feet.

D. 104,000 square foot hotel.

E. 46,000 square feet of  residential space.

F. 50,000 square feet of  multi-tenant commercial 
space that would include restaurants.

Mixed-use development totaling 1.64 million square feet 

A

B

B

B B

C

D

E

F

REDEVELOPMENT OPTIONS PART ONE:

SOUTHERN SECTION

GENERAL SITE BOUNDARIES

SOUTH 
8.06 
acres

NORTH
4.17 
acres

A. NATURE PRESERVE:  LET IT GO WILD

B. NATURE PRESERVE: BASIC MAINTAINED

C. PASSIVE PARK 

D. ACTIVE PARK

E. SELL FOR REDEVELOPMENT AS ZONED

OPTIONS FOR SOUTHERN AREA
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OPTION C – PASSIVE PARK

Auburn Hills 
ID Sign

City 
owned 

lot

Trail Loop with 
viewing areas

Porous Pavement 
Parking Lot and 
Canoe Launch

REDEVELOPMENT OPTIONS PART TW0:

NORTHERN SECTION

GENERAL SITE BOUNDARIES

SOUTH 
8.06 
acres

NORTH
4.17 
acres

A. PASSIVE PARK

B. ALLOW DEVELOPMENT AS ZONED

C. MULTI-FAMILY RESIDENTIAL PER 
2007 PLAN: PREFERENCE #1

D. LIGHT INDUSTRIAL PER  
2007 PLAN: PREFERENCE #2

OPTIONS FOR NORTHERN AREA OPTION B – DEVELOP AS B-2 ZONED

Two Drive-Thru Restaurants 
(3-4 acres)
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EXAMPLE OF SIDE 
BY SIDE DRIVE-THRU 
RESTAURANTS

AUBURN MILE
•WENDY’S
•ARBY’S

HILLFIELD ROAD - LAND CONSOLIDATION OPPORTUNITIES

OPTION C – ENCOURAGE MULTI-FAMILY RESIDENTIAL
Approximately 144-160 units - Garden-Style Apartments

OPTION D.1 – ENCOURAGE MULTIPLE INDUSTRIAL BUILDINGS 
Two Industrial Buildings: 131K and 61K sq. ft.

125K
60K

151K (206K 

with expansion)

77K

87K

79K

OPTION D.2 – ENCOURAGE A SINGLE INDUSTRIAL BUILDING

200K sq. ft.

77K

79K

37K

68K

27K

87K

151K (206K 

with expansion)

POSSIBLE CITY COUNCIL ACTIONS

1. Agree to convert the southern section 
into a passive park.  

2. Direct the Planning Commission to 
conduct a master land use plan study
of  the Opdyke/Hillfield subarea.

3. Revisit development options for the 
northern section after reviewing the 
Planning Commission’s study findings. 

Planning Commission and Staff
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