
AGENDA 

The City of Auburn Hills 
Planning Commission Meeting 

Wednesday, September 14, 2016  7:00 p.m. 

LOCATION:  City Council Chamber  
1827 N. Squirrel Road  Auburn Hills MI 
PHONE:  248-364-6900  www.auburnhills.org 

Meeting minutes are on file in the City Clerk’s office. 
 

 

1. MEETING CALLED TO ORDER 
 
2. ROLL CALL OF PLANNING COMMISSION 
 
3. PERSONS WISHING TO BE HEARD (regarding items not on the agenda) 
 
4. APPROVAL OF MINUTES – August 10, 2016 
 
5. PETITIONERS 
 
5a. Public Hearing / Motion – Adopt Amendment to the Northeast Corner Neighborhood Master Plan 
 
5b. Public Hearing / Motion - Recommendation to City Council for Special Land Use and Revised Site Plan 

approval / The HUB 
 
5c. Public Hearing / Motion – Recommendation to City Council for Special Land Use Permits and Site Plan 

approval / Hilton Garden Inn Hotel. (Request to be tabled to the October 5, 2016 meeting) 
 
5d. Motion – Recommendation to City Council to approve the establishment of a condominium / TownPlace Suites 

Hotel and Hilton Garden Inn Hotel.  (Request to be tabled to the October 5, 2016 meeting) 
 
5e. Motion – Recommendation to City Council to approve the establishment of a condominium / Staybridge Suites 

and Holiday Inn Express. 
 
5f. PART ONE – Public Hearing / Motion - Recommendation to City Council for approval of rezoning of parcel 14-

14-176-009 from B-2, General Business to T&R, Technology and Research District or any other appropriate 
zoning district.  

 
PART TWO – Public Hearing / Motion - Recommendation to City Council for Site Plan approval / Dembs 
Development 

 
5g. Motion - Recommendation to City Council for Site Plan approval / Magnum Industrial 
 
6. OLD BUSINESS 
 
7. NEW BUSINESS 
 
8. COMMUNICATIONS 
 
9. NEXT SCHEDULED MEETING – Wednesday, October 5, 2016 at 7:00 p.m. in the City Council Chamber  
 
10. ELECTION OF OFFICER – Planning Commission Secretary (vacancy)   
 
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.  If you wish to receive the Planning Commission 
meeting agenda on a regular basis via e-mail please call 248-364-6900 and request to be added to the distribution list. 
 
 
 
 

IMPORTANT NOTICE TO PETITIONERS 
Items will be presented to the City Council on September 26, 2016.  It will be necessary for you to 
have a representative present to answer any questions from the City Council.  CITY COUNCIL WILL 
NOT ACT ON YOUR ITEM IF YOU OR YOUR REPRESENTATIVE ARE NOT PRESENT. 



CITY OF AUBURN HILLS 
PLANNING COMMISSION  

MINUTES 
August 10, 2016 

 
 
1.   CALL TO ORDER:   Planning Commission Chairperson Ouellette called the meeting to order at 7:01 p.m. 
 
2.   ROLL CALL OF PLANNING COMMISSION: 
 Present:  Beidoun, Burmeister, Hitchcock, Mendieta, Ouellette, Pierce, Shearer  
 Absent: Ochs 

Also Present:  Assistant City Planner Keenan 
  Guests:        28 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
3.   PERSONS WISHING TO BE HEARD - None 
 
4.   APPROVAL OF MINUTES 
 
Moved by Mr. Beidoun to approve the minutes of July 13, 2016. 
Supported by Ms. Shearer. 
 
VOTE: YES: All 
 NO: None        Motion Carried (7-0) 
 
5.    PETITIONERS  
 
5a. Public Hearing / Motion – Recommendation to City Council for Combined PUD Step One – Concept Plan 

and PUD Step Two – Site Plan approval and Tree Removal Permit approval with variance / Reserves of 
Auburn Hills  (7:04 p.m.) 

 
Mr. Keenan introduced the request from Grandview Building Company to develop a 65 attached-unit condominium 
on 15 acres parcel located on east side of Squirrel Road between South Shimmon Circle and Lantern.  The 
property is zoned R-1, One-Family Residential district.   He also noted that Grandview is currently finishing out the 
once-stalled Auburn Grove Condominiums located on Shimmons Road and desires to build this new development 
to meet market demand. 
 
Mr. Keenan indicated the master plan designates the property to be developed at 4.5 units per acre and the 
proposed density is 4.35 units per acre. He also mentioned the property was designated as “Single-Family 
Residential Transitional” in the Northeast Corner Neighborhood Master Plan due to the property being located 
between the Beacon Hill and Knollwood Place Apartments to the south and low density detached single-family 
homes to the north.  
 
Mr. Keenan described the five deviations to the R-1 zoning district include: 
1. Allowing attached single-family homes. 
2. Allow 30 foot rear yard setback in lieu of 35 feet for buildings 14-18 adjacent to the south property line. 
3. Allow 20 foot front yard setback in lieu of 25 feet for buildings 10-13 adjacent to Brentwood Drive. 
4. Allow 60 foot spacing between buildings 12-13, in lieu of 70 feet. 
5. Planting of shrubs in lieu of one tree per 30 feet along the south side of buildings 10-13 adjacent to Brentwood 

Drive. 
 
Mr. Keenan noted the requested variance to allow a “residential” project to provide a public benefit estimated at 
$77,362.50 in off-site improvements in lieu of paying $155,420 to the City’s Tree Fund.  He explained that the site 
is heavily wooded and would require the planting of 648 replacement trees.  City staff worked with Grandview to  
maximized all available space to plant 239 trees on the site which is still 409 short per Ordinance.  The shortfall 
would require a payment of $155,420 to the City’s Tree Fund, which would cause a hardship. 
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Mr. Keenan stated that staff recommends approval of the variance due to the following rationale: 
1. Grandview has maximized the amount of trees that can be planted on the site. 
2. Grandview has preserved 2.1 acres and saved 241 protected trees on the site, but will not receive a tree 

preservation incentive credit for the saved trees since the project is a PUD. 
3. Grandview would need to build more homes, fill wetlands, and remove additional trees in the eastern part of 

the property to financially afford to plant the replacement trees necessary. 
4. Grandview has offered to finish improvements waived by the City Council for the Auburn Grove Condominiums 

project.  The improvements are estimated at $77,362.50, which includes the planting of 50 trees and the 
installation of internal pathways, a gazebo, and six benches.  This proposal is a win-win-win for the City, 
Grandview, and the Auburn Grove HOA. 

5. Per the Finance Department, the City’s Tree Fund balance is $604,484.53. 
 
Mr. Keenan indicated that all homes will be owner occupied and that residents of the development should enjoy 
services and amenities such as lawn maintenance, snow removal, landscape care, and exterior building 
maintenance.  He described each unit as having a two car garage, nine foot ceilings, hard wood floors, and a 
gourmet kitchen.  Homes will range in size from 1,300 to 1,900 square feet and will offer ranch and split level floor 
plans.  The anticipated base price of the units will range from $225,000 to $275,000.  The total investment in the 
project is estimated at $16 million.  
 
Mr. Joseph Salome, Grandview Building, 13923 Plumbrook, Sterling Heights, MI and Mr. Gordon Wilson, 
Anderson, Eckstein and Westrick, Inc., 51301 Schoenherr Road, Shelby Township, MI gave a brief overview 
of the tree replacement and screening for the development. 
 
Ms. Shearer inquired about street parking. 
  
Mr. Salome responded there will be no street parking in the development.  They did maximize off street parking in 
the locations available.  Each home has two parking spaces in the driveway between the garage and the sidewalk, 
as well as two spaces in the garage, giving four spaces total per home.   
 
Mr. Keenan confirmed the development has plenty of parking on site without on street parking.   
 
Mr. Pierce questioned the timing of the development being turned over to the Home Owners Association (HOA).  
He inquired if there is a percentage of homes that must be sold before that occurs.  He also asked how the lots or 
homes that have not been sold at the time it is turned over to the HOA are addressed when the maintenance is 
turned over to the HOA. 
 
Mr. Salome stated it would be specified in the deed restrictions.  Customarily, the transition occurs at the point 
when a development is two-thirds complete and their participation is limited to the sites they still own.  The 
developers involvement is only with the lots which have not been sold and they still own.  They would pay the HOA 
dues for the lots which had not been sold.   
 
Mr. Pierce questioned the two-thirds number stating it seemed a little low.  He asked if there is a standard or 
average in the industry regarding when a development is turned over to the HOA. 
 
Mr. Salome responded from his experience it can range from sixty percent to three quarters of homes sold.  It 
varies from developers and developments.  They are willing to go with the recommendation of the Planning 
Commission.   
 
Mr. Pierce personally favors seventy-five percent of homes sold.  He feels it keeps the developer more interested 
in getting the development completed.   
 
Mr. Salome does not find that unreasonable and they would be happy to accommodate that suggestion.   
 
Mr. Ouellette asked about the areas that will be undeveloped and if it is for security purposes.   
 
Mr. Salome answered the plan is to leave the areas indicated by Mr. Ouellette undeveloped. 
 
Mr. Ouellette inquired when the final layer of road would go in.  He asked if that will happen when the site is 
completed or would it occur right away. 
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Mr. Salome said customarily that occurs when the site is completed to preserve the quality of the finished product.  
He stated as each unit closes, escrow funds will be given to ensure the funds will be there when needed to 
complete the road.   
 
Mr. Burmeister asked if a study has been done in regards to the impact of traffic on Squirrel Road.   
 
Mr. Keenan replied the City’s Engineers and Police Staff believe Squirrel Road can handle the additional traffic 
coming from the proposed development.   
 
Mr. Wilson also stated Squirrel Road has recently been improved.  They have gone through multiple staff reviews 
and discussion on how Squirrel Road will be impacted.  Mr. Wilson confirmed the Engineers, Police and Fire have 
recommend approval for the development in those conversations. 
 
Mr. Burmeister mentioned that some of the additional traffic on Squirrel Road may be attributed to the road 
construction on Lapper Road and Silverbell Road.    
 
Mr. Wilson referenced the density of the development is less than what the Master Plan density was.  There has 
been no change or increase to when the improvements were made to Squirrel Road.   
 
Mr. Keenan discussed the type of residents being targeted for the development would typically not have additional 
teenage drivers in the household.  The development is targeting older adults, who usually have grown children.   
 
Mr. Burmeister inquired about the screening of trees in regards to the Shimmons Circle.  He wondered if there 
would still be a considerable amount of trees left that will screen the back of the subdivisions. 
 
Mr. Salome responded upon recommendation from staff and also for marketing purposes, they placed as many 
trees as possible to border the developments.  Mr. Wilson stated they are placing 239 trees within the site for 
screening and site amenity.   
 
Mr. Burmeister inquired what type of trees are being planted. 
 
Mr. Keenan answered a mixture of evergreens and deciduous trees. 
 
Mr. Hitchcock asked about the total allowance of cars per unit. 
 
Mr. Salome responded each unit as proposed has a typical two car garage and allows for two vehicles per 
driveway.   Mr. Wilson said the extra driveway parking is mostly for guests.  Mr. Salome stated the target marketing 
for the development is for adults age 55 and older. 
 
Mr. Hitchcock inquired if there were any studies indicating the additional traffic the development will generate on 
Squirrel.   
 
Mr. Keenan said he was unsure when the last traffic study took place, he would need to check with the City’s 
Engineers.   
 
Mr. Hitchcock voiced his concern with the traffic on Squirrel stating, even with the improvements to the road, it is 
still one lane in each direction. 
 
Mr. Wilson stated the zoning was in place when the Squirrel Road improvement was planned.  He said the road 
design anticipated specific needs.  With the target market for the development being age 55 and older, the peak 
driving hours would not be impacted since the development was looking at only one to one and one-half cars.  
Also, with the target age of the development being mostly retirees, the expectation is, there would be less driving 
during peak rush hour timeframes.   
 
Mr. Hitchcock questioned the construction traffic and how much would be generated. 
 
Mr. Wilson responded the greater construction traffic would be during the buildout of the units.  He also stated the 
Auburn Grove development had minimal impact on traffic, if any.   
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Mr. Hitchcock asked for additional clarification regarding the road escrow and the timeframe for the completion of 
the road.  His concern is the escrow would just sit there and the road would not be completed. 
 
Mr. Salome answered they are sensitive to the need for the road completion.  They are willing to listen to specific 
suggestions from the Planning Commission and accommodate them or take it up with staff to make sure it is 
addressed within the Master Deed document.  
 
Mr. Hitchcock asked one last question regarding the location of the retention pond.  He inquired if it was strictly an 
engineering decision where it will be located.  He asked if that is the best possible place.   
 
Mr. Wilson said it is a combination of having to provide sanitary sewer to the site, storm drainage and also the 
grade being lower in that area.  Those are the relevant reasons the retention pond is located where it is.  Mr. 
Salome stated there will also be interaction between the retention pond and the wetland adjacent to it.   
 
Mr. Ouellette opened the public hearing at 7:28 p.m. 
 
Ms. Karen Lynn, 3630 S. Shimmons Circle indicated there were several neighbors from South Shimmons Circle 
in attendance with a complaint.  Their first concern is the traffic problems on Squirrel Road.  The turning lane 
improvement has not addressed the traffic issues.  Ms. Lynn commented how quiet and peaceful the South 
Shimmons area has been for many years.  Her concern is, not enough screening is being provided between the 
developments and that grandchildren or kids from the new development might wonder into the wooded areas and 
get hurt.  Another issue of concern is in regards to what will happen to their property values.  
 
Mr. Burmeister inquired about the Paramount Estates development and if a fence was placed between the 
Paramount development and Shimmons. 
 
Ms. Lynn said there was not a fence between the two developments, but Paramount is single family homes, not 
condominiums.  The back yards butt up against each other.  If the proposed development was single family homes, 
they would not have a complaint.  Ms. Lynn stated the issue is about being over-built and that there is no room for 
additional cars on Squirrel Road. 
 
Mr. Burmeister questioned if a single family home subdivision went into that location, would there be a lot more 
homes or units involved 
 
Mr. Keenan responded the proposed development is below the allowed units per acre.  It is possible single family 
homes could have the same amount of homes on the site and create more traffic than what is proposed.  A 
detached single family residence could have teenage drivers and drivers that would typically be coming and going 
during peak rush hour traffic times, leading to additional traffic to the Squirrel Road during rush hour traffic.  The 
proposed development being geared towards seniors would not typically have the same traffic concerns with peak 
driving times.   
 
Ms. Susan Pontzer, 3850 South Shimmons Circle stated she would like a traffic light installed at Shimmons and 
Squirrel Road.  Ms. Pontzer walks her dog every morning at the Shimmons Road / Squirrel Road area.  She 
usually walks between 8:45 a.m. and 9:15 a.m.  It takes her approximately four minutes to walk the Squirrel Road 
area from South Shimmons to North Shimmons.  Ms. Pontzer counted the number of cars during that time from 
Friday – Tuesday.  The numbers were Friday: 82 cars, Saturday: 63 cars, Monday: 75 cars and Tuesday: 64 cars.  
She also stated many of them were not traveling the posted 35 mile per hour speed limit.  Ms. Pontzer referenced 
a police report she received from May 16, 2016 as a result of a traffic complaint regarding the sight distance of the 
vehicles on Shimmons Road trying to turn left onto Northbound Squirrel Road and vehicles using the turn lane 
improperly.  Ms. Pontzer said the report indicated the area had been surveyed by the TIATATC.  The survey 
showed eight crashes at that location and the final conclusion of the TACT survey did not warrant a traffic signal.  
Ms. Pontzer did notice a number of discrepancies with the TATC report and a report from the Auburn Hills Police 
Department.  
She stated with school starting soon many parents and residents of Shimmons Circle do not believe the left turn 
that was installed works.  Ms. Pontzer has been advocating a traffic signal being installed since June 3rd, 2015.  
Her primary concern is safety and not cost, even though she does understand it is a costly endeavor.  Ms. Pontzer 
asks the Planning Commission to reconsider the condo development due to the additional traffic issues that will 
result.  She thanked the Commission for their time and attention.   
 



Planning Commission Meeting – August 10, 2016 
Page 5 of 12 
 
Mr. Zygmunt Janowski, 3112 N. Squirrel Road confirmed traffic issues on Squirrel Road and indicated he too 
experiences it every day.  He stated the traffic situation is primarily during peak rush hour times.  Today he had to 
wait up to six minutes to turn left onto Squirrel.  He said he is lucky there is a middle left turn lane he can pull into 
and wait for traffic to clear so he can get all the way over.  The new development will be tough, adding more 
difficulties to the traffic.  Mr. Janowski’s second concern is over the greenbelt.  Currently the trees are mature, high 
and tall and if the trees are removed, what would be the sizes of the new trees.  He indicated the buildings in the 
proposed development are tall.  Mr. Janowski asked if the developer can promise big trees as shown on the 
pictures.   
 
Mr. Salome responded the trees would be big when they grow.  It is in the best interest of the development to place 
as many trees as possible in that area.  Mr. Salome said it would be a very nice screen.   
    
Mr. Ouellette closed the public hearing at 7:50 p.m. 
 
Mr. Beidoun questioned as far as the number of units per acre, does the greenbelt include the gross acreage.  
 
Mr. Keenan replied it was the total acreage. 
 
Mr. Beidoun discussed the upcoming road construction projects on I-75 and on Lapeer Roads.  He said many 
people are seeking alternate side roads to get from point A to point B.  He shares the resident’s concerns and 
asked if Shimmons Road could handle the upcoming traffic issues.  
 
Mr. Keenan stated that the Police Department conducting a traffic study to determine if a traffic light would be 
necessary.  The last study completed for Shimmons and Squirrel determined a traffic light was not warranted.  
Officer Gagnon from the Auburn Hills Police Department indicated during a previous public meeting regarding 
Northeast Corner Neighborhood Master Plan that the Police Department would be keeping an eye on the traffic in 
the area.   
 
Mr. Beidoun questioned if it was the Planning Commission’s job to give a variance for the trees. 
 
Mr. Keenan answered it is appropriate to handle this through the PUD process.   
 
Mr. Hitchcock questioned if there is a concern regarding the traffic and adding the additional number of cars that 
will be turning left onto Squirrel.   
 
Mr. Keenan responded the development is geared towards seniors fifty-five and over who typically have a different 
driving pattern that would most likely not add to the peak rush hour time period.  
 
Mr. Hitchcock asked about a stacking issue at the front of the development or a safety concern with turns.   
 
Mr. Keenan clarified the engineers and Police Department did not identify a problem, but stated Mr. Wilson may be 
able to address those concerns.   
 
Mr. Wilson stated most of the traffic would be making a left turn and going to the south so it will not impact the 
Shimmons Circle area.  Very few of the cars would be turning right and going in front of the development.   
 
Mr. Ouellette inquired about a decel lane into the site. 
 
Mr. Wilson replied there is an excel/decel lane on the plans. 
 
Mr. Mendieta thanked the residents for coming out and also thanked Mr. Keenan for the hard work in putting 
together the packet.  He questioned if the proposed development gets approved, going forward, what does it take 
to have another traffic study requested and if the findings are that a traffic signal is needed, he inquired what would 
that process be.   
 
Mr. Keenan said he did not know the exact answer to Mr. Mendieta’s question and would have to seek an answer 
from the Police Department.   
 
Mr. Mendieta stated it was his understanding traffic signals are a county issue.   
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Mr. Keenan stated that the City would be able to request a traffic study for that location to determine if there was a 
need for the traffic light.   
 
Ms. Shearer asked when the last traffic study was done. 
 
Mr. Keenan indicated it was sometime before the Squirrel Road construction.   
 
Ms. Shearer inquired from Mr. Burmeister if he traveled Squirrel Road often and if it had changed much over the 
last year. 
 
Mr. Burmeister responded he travels Squirrel Road on a daily basis and believes the construction on Lapeer Road 
has had a huge impact.  He did stated the traffic had increased prior to the Lapper Road construction.   
 
Mr. Pierce stated he travels Squirrel Road often and can appreciate the issues and concerns.  He concurs more 
traffic is on Squirrel Road than usual due to the construction on the various roads.  He would recommend the traffic 
study not being requested or completed until the developments are completed.  It would be the best option for a 
good outcome if the development goes forward.   
 
Moved by Mr. Pierce to recommend to City Council approval of the combined PUD Step One – Concept 
Plan and PUD Step Two – Site Plan and Tree Removal Permit approval for Reserves of Auburn Hills subject 
to the administrative review team’s conditions.  Further, the Planning Commission recommends approval 
of the variance to the Woodlands Ordinance as presented. 
Supported by Ms. Shearer. 
 
VOTE: YES: Burmeister, Mendieta, Ouellette, Pierce, Shearer  

NO:  Beidoun, Hitchcock      Motion Carried (5-2) 
 
 
5b. Public Hearing / Motion – Recommendation to City Council for approval of rezoning from I-1, Light Industrial 

District to T&R, Technology and Research District / FEV North America, Inc. (8:00 p.m.) 
 
Mr. Keenan introduced the request form FEV North America Inc. to rezone a 6.8 acre parcel located between I-75 
and Harmon Road, east of Continental Drive from I-1, Light Industrial District to T&R, Technology and Research 
District.  FEV is an engineering services firm specializing in the design, prototyping and development of gasoline, 
diesel and alternative engines.   
 
Mr. Keenan indicated the surrounding parcels are zoned light industrial.  He explained that the Master Plan depicts 
the subject parcel and surrounding parcels as non-residential land use which is why staff recommends approval of 
the rezoning from I-1, Light Industrial District to T&R, Technology and Research District based upon the Adopted 
Plan.  
 
Dr. Patrick Huperich, CEO of FEV North America, 4554 Glenmeade Lane, Auburn Hills stated Mr. Keenan 
covered the details of the project very well.  He did add the project is called a new Headquarters and Tech Center.  
He said the company is already well established in Auburn Hills.  The project and their intentions are very real and 
widely published.   
 
Mr. Keenan stated they had received a letter of support and Mr. Ouellette asked if Mr. Mendieta would read the 
letter into the record. 
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Mr. Ouellette opened the public hearing at 8:08 p.m. 
 
Mr. Ouellette closed the public hearing at 8:08 p.m. 
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Moved by Ms. Shearer to recommend to City Council approval of the rezoning of Sidwell No. 14-04-426-018 
from I-1, Light Industrial District to T&R, Technology & Research District.”  
Supported by Mr. Pierce. 
 
VOTE: YES: Beidoun, Burmeister, Hitchcock, Mendieta, Ouellette, Pierce, Shearer  

NO:  None        Motion Carried (7-0) 
 
 
5c. Public Hearing / Motion - Recommendation to City Council for PUD Step Two - Site Plan / Parkways PUD – 

Blossom Park (8:09 p.m.) 
 

Mr. Keenan introduced the request from Moceri Companies to construct a three-story 160 unit Senior Living Center 
on a five acre parcel located on the northwest corner of Adams Road and Parkways Boulevard. The parcel is 
located within The Parkways Planned Unit Development and zoned R-2, One-Family Residential district.   He 
explained the project received PUD Step One – Qualification approval by City Council on September 9, 2013 and 
that the proposed Senior Living Center is the third and final phase for the Parkways project.   
 

Mr. Keenan indicated building will include 119 independent living units, 25 assisted living units and 16 memory care 
units.  He described the building as having a peaked roof, similar to the townhouse style buildings currently under 
construction within Phase One and Two and that the facility includes a variety of amenities including two 
courtyards, a dining area, café, hair salon, spa, wellness studio, library, and craft room.  
 

Mr. Keenan explained the density of Phase Three is 30.77 units per acre and accounted for in the overall density of 
The Parkways Development of 14.32 units per acre, which is less than the master planned density of 15.0 units per 
acre. 
 

Mr. Keenan indicated construction for Phase Three is expected to begin in March 2017, with completion anticipated 
during fall 2018. The overall investment of Phase Three is estimated at $20 million.   
 
 

Mr. Keenan stated they had received some correspondence regarding the Blossom Park Development and Mr. 
Ouellette asked if Mr. Mendieta would read them into the record. 
 
 
 

 
 
 

 

 

 

 



Planning Commission Meeting – August 10, 2016 
Page 9 of 12 
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Mr. Brandon Guest and Ms. Kelly Scheer, 3005 University Drive, Ste 100, Auburn Hills introduced himself and 
Ms. Scheer and stated they are willing to answer any questions from the Planning Commision. 
 
Mr. Guest responded to the concerns related to fugitive dust, explaining they have obtained a soil erosion permit 
from Oakland County.  Every care will be taken into consideration to handle dust issues that may arise.  They do 
not see dust being an issue on this site, however, if dust is a problem water trucks are available to water down the 
site.   
 
Mr. Keenan confirmed the current Parkways Developments, Phases I and II have had no complaints regarding dust 
issues.  They are doing a good job and are responsive to any calls that have been made to them.   
 
Mr. Ouellette stated he has seen them out cleaning the street, which does create a dust problem.  He said they 
have done a great job keeping the site clean.   
 
Mr. Guest responded they have impressed upon their onsite personnel the importance of keeping the site clean. 
 
Mr. Guest discussed the request by Mr. Auckland for a delay in the project.  He stated any delay would be 
detrimental to them.  He understands Mr. Auckland’s concern, but he feels those concerns have been addressed 
and they are not in favor of a delay.  Mr. Guest will address any other concerns to the best of his ability, as needed.   
 
Mr. Hitchcock asked if Mr. Guest would commit to having a water truck onsite during construction. 
 
Mr. Guest explained because they do not anticipate dust being an issue for this project, it would be a big expense 
to have a water truck onsite at all times.  If dust does become an issue, they are more than willing to comply with 
that request.   
 
Mr. Hitchcock asked how many calls and complaints must be made before that would become a requirement.   
 
Mr. Keenan answered if there was a problem, the developer would be called and it would be addressed right away.  
He stated that staff does not wait for a certain amount of complaints, but follows-up immediately if any concerns 
are presented.  Mr. Keenan said they have been doing a great job on Phases I and II.   
 
Mr. Guest said they are very responsible regarding this matter.  At the Villa Montclair development, due to the soil 
conditions they do have a water truck readily available. 
 
Mr. Hitchcock asked for clarification on the type of enclose that will surround the dumpster.   
 
Mr. Guest replied they will be constructing the standard city brick enclosure for the two dumpster that will be 
located at the facility.  Mr. Guest asked Mr. Marty Smith to give additional details about the enclosure. 
 
Mr. Marty Smith, Siegal/Tuomaala Associates, 29200 Northwestern Hwy., Suite 160, Southfield gave detailed 
information on the construction of the dumpster enclosure.  He confirmed the enclosure has been design to the 
city’s standards and specifications.   
 
Mr. Keenan also stated it meets the city’s standards with a row of evergreen trees for screening.  He added that the 
deciduous trees along the street will provide additional screening.   
 
Mr. Ouellette asked for clarification on the number of doors on the enclosure. 
 
Mr. Smith replied there are two doors and the outside brick also matches the brick of the building.   
 
Mr. Hitchcock asked if in his previous experiences, have the type of concerns regarding where a dumpster is 
located on a site, been presented.   
 
Mr. Smith responded dumpsters are a necessary evil.  He stated it is a very tight site and they located it with the 
standards required.   
 
Mr. Ouellette questioned the carports to the west and asked if they would block the sight line from the back.    
 
Mr. Guest confirmed there are carports to the west and the southern boundary. 
 
Mr. Ouellette opened the public hearing at 8:26 p.m. 
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Ms. Amy Moore, 193 Jotham Ave., Auburn Hills stated her concerns and objections regarding the dumpster 
enclosure.  She also asked why the dumpster could not be placed in a different location or corner of the 
development.   
 
Mr. Guest responded he believed the city would not allow the dumpster to be located in the southwest corner 
location Ms. Moore requested.  Also, because the sight is very tight and the garbage trucks must be able to pull in, 
out and maneuver emptying the dumpsters, they placed the enclosure in the best location possible.   
 
Ms. Moore voiced concern about the Forester Square roads.  She stated many trucks were parked on her street 
during the construction phase.  She does not want the trucks using Jotham Avenue during the building of this 
development.   
 
Mr. Guest stated the entrance and exit for their development will be on Parkways Blvd.  The Jotham Road entrance 
and exit will be designated to be used for emergencies only.  However, there will not be a guard place at that 
location.  Mr. Guest said there will not be semi-truck deliveries, but small produce type trucks making deliveries. 
 
Ms. Moore voiced her concern about the noise levels generated by the dump trucks and also the times they might 
arrive. 
 
Mr. Ouellette said the trucks would be coming through at normal business times.   
 
Ms. Moore questioned why the entrance to the complex was not located off Adams Road. 
 
Mr. Keenan replied the grade was too steep to allow for the entrance off of Adams.  Mr. Keenan also stated the 
trucks must enter from Parkways Blvd. to maneuver into position to empty the dumpsters.  They cannot come in 
from Jotham and maneuver the trucks to empty the dumpsters.   
 
Ms. Moore was still very unhappy with the location of the dumpsters and enclosure and would like them located in 
the southwest corner instead.    
 
Mr. Guest stated they are willing to accommodate two trash pickups per week to help accommodate any possible 
odor issue.  He also stated the location choice is a logistics issue.   
 
Mr. Ouellette asked if the developer considered a trash compactor located inside the building. 
 
Mr. Guest said it was a discussion, but does not recall the reason why it was rejected.   
 
Ms. Scheer explained compactors have more of an odor issue.  She does not believe they will generate enough 
trash to warrant a twice a week pick, but they are willing to accommodate that to help reduce any odor or over 
flowing trash problem. 
 
Ms. Moore still requested the enclosure and dumpsters be moved.   
 
Mr. Pierce asked about the location of the kitchen.   
 
Mr. Guest said the kitchen is located in the corner of the development right by the dumpsters.  That is another 
reason they are located where there are.   
 
Ms. Moore asked if staff from the development would also be gathering or taking smoking breaks next to the 
enclosure. 
 
Mr. Guest and Ms. Scheer stated that would not happen at this facility.  There is a zero smoke tolerance for the 
entire complex.   
 
Ms. Moore still does not like the location of the dumpsters. 
 
Mr. Patrick Auckland, 207 Jotham, Auburn Hills commented Moceri is a great builder.  He is in favor of the 
senior center.  He stated he did a lot of research about the development prior to buying his condo in March, 2016.  
He was not aware of the service access or the dumpster location in any of his research.  Mr. Auckland asked for 
clarification that all service trucks would be entering and exiting by the Parkways Blvd access. 
 
Mr. Guest responded he was correct. 
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Mr. Auckland questioned why there was a need for the service entrance off of Jotham. 
 
Mr. Guest replied there must be two access points by city standard.   
 
Mr. Auckland feels there should not be an access point off Jotham for any vehicles because it is already a three 
way stop that is very busy during the day.  Mr. Auckland asked what will stop the delivery trucks from entering off of 
Jotham. 
 
Ms. Scheer stated it will be a part of the contract with the vendor to only access the complex by the Parkways Blvd 
location.  The Jotham access will be marked as an emergency entrance only.   
 
Mr. Auckland’s main concern is the location of the dumpster site and the aesthetic issues.  He stated it will affect 
the resale value and marketability of his condo.  The dumpster location makes the site line of his condo look like a 
commercial area. 
 
Mr. Pierce asked for clarification of the maneuvering of trash trucks in and out of the Parkways Blvd. location.   
 
Mr. Guest explained how the trucks will maneuver a three point turn to enter and exit from Parkways. 
 
Mr. Ouellette closed the public hearing at 8:58 p.m. 
 
Moved by Mr. Beidoun to recommend to City Council approval of the PUD Step Two – Site Plan for The 
Parkways PUD - Blossom Park, subject to the administrative review team’s conditions.  
Supported by Mr. Mendieta. 
 
VOTE: YES: Beidoun, Burmeister, Hitchcock, Mendieta, Ouellette, Pierce, Shearer  

NO:  None        Motion Carried (7-0) 
 
6. OLD BUSINESS  
 
Discussion about the Planning Michigan 2016 Conference on October 26 – 28 in Kalamazoo.  The Planning 
Commissioners who are planning to attend are Greg Ouellette and Sam Beidoun. 
 
7. NEW BUSINESS  
 
7a. Adoption of the Y2014-2015 Planning Commission Annual Report (8:55 p.m.) 
Mr. Keenan presented the Annual Report for the period of June 1, 2015 – May 31, 2016.  Mr. Keenan informed the 
Commissioners he added additional information regarding the new Woodlands Consultant hired by the City.  Mr. 
Keenan gave a brief overview of the report. 
 
Moved by Mr. Pierce to Adopt the Y2015-2016 Planning Commission Annual Report. 
Supported by Mr. Beidoun. 
VOTE: Yes:  All  

No:  None         Motion Carried (7-0) 
 
8. COMMUNICATIONS  
 
9. NEXT SCHEDULED MEETING - Wednesday, September 14, 2016 at 7:00 p.m. in the City Council Chamber.   
 

10. ADJOURNMENT - The meeting was adjourned at 9:01 p.m. 
 
Respectfully Submitted, 
 
Mary Cox 
Clerk III 



Planning Commission  Agenda  

September 14, 2016 Meeting Agenda Item No. 5a. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  September 7, 2016 

Subject:  Public Hearing / Motion – Adopt Amendment to the Northeast Corner Neighborhood Master Plan 
 
INTRODUCTION 
After obtaining considerable public input, the enclosed amendment to the Northeast Corner Neighborhood Master Plan is 
before the Planning Commission for final approval. 
 
The amendment was distributed to adjacent municipalities, Oakland County, SEMCOG, and utilities for comment per 
State Law.  On August 23, 2016, the Oakland County Coordinating Zoning Committee endorsed the Oakland County 
Planning Department’s staff report which found that the amendment was “not inconsistent” with the plan of any of our 
surrounding communities. 
 
RECOMMENDED ACTION 
Staff recommends approval. 
 
 

 
 

 
Per State law, a 2/3 majority of the Planning Commission as a whole  

(six affirmative votes) is required to adopt an amendment to the master plan. 
 

Recommended Action: 
“Move to adopt the enclosed amendment to the Northeast Corner Neighborhood Master Plan.” 

 
 
 



   

 

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

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

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

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

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



   

 

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

#1 and #2 

Change 
#3 

Change 
#4 
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Planning Commission 
Public Notice 

 

Meeting Date, Time,  
and Location: 
 

Wednesday, September 14, 2016 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Nature of the Request: PUBLIC HEARING – Approval of proposed amendments to the City’s 
Northeast Corner Neighborhood Master Plan 
 

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

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





















 
The City of Auburn Hills 

 City Council Meeting 
      Minutes - Excerpt 

        July 11, 2016 

             
 

 

 

 

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

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

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

    Also Present: City Manager Tanghe, Assistant City Manager Grice, Police Chief Olko, Fire Chief 
Manning, City Clerk Kowal, Community Development Director Cohen, DPW Director Melchert, 
DPW Deputy Director Herczeg, Management Assistant Harris, City Engineers Juidici and Stevens, 
and City Attorney Selhaney. 

11 Guests  

9. NEW BUSINESS 

9a.  Motion – Accept the Planning Commission’s Findings and Grant Permission to Distribute the Draft Amendment to the 
Northeast Corner Neighborhood Master Plan. 

Mr. Cohen explained as required by State law, City Council must review any changes to the City’s Master Plan, before 
sending to adjacent communities for comment.  The Planning Commission proposes four changes; three proposed changes 
are density and allowing duplex units in open space developments.  The forth is to change zoning from Single Family 
Residential to Non-Residential Transitional, similar zoning to the Dutton Center to the west.  The zoning changes are being 
requested by Kensington Church and the Rochester Soccer Club. 

A visioning meeting was held in January, with over 100 residents participating, a follow-up meeting in February, and two 
public hearings.  Continuing, Mr. Cohen explained Kensington Church would like to see high-tech buildings on their property 
and the Rochester Soccer Club would like to create four new fields with two of those having field lighting.  The buildings 
envisioned for the Kensington site are two, 85,000 square foot buildings; because of the land grade one large building 
cannot be built on the site.  The buildings would be technology/research buildings, similar to the VAST building (formerly 
Atlas Copco) to the west.  

Mr. Cohen presented a short video that was created by the property owners of the Kensington Church and Rochester 
Soccer Club, showing what they have envisioned for their properties. 

The Planning Commission is recommending City Council allow the distribution of the draft amendments of the Master Plan. 

Mr. Knight believes the Planning Commission has done an outstanding job in working and surveying the northeast corner 
of the City and is pleased with the proposed changes. 

Mr. Kittle stated for all projects he would like to see a 3-D video describing the project, such as this. 

Ms. Verbeke agrees the Planning Commission has done a great job, but she cannot support the density changes.  She 
doesn’t believe increasing the density in this area is the right thing to do; there are still traffic issues in the area, even with 
the Squirrel Road improvements; there is the Shimmons Road curve issue and it isn’t what the neighbors want. She does 
support the Rochester Soccer Club and Kensington Church proposed zoning changes.  

Steve Guidos, Cunningham-Limp Associate, explained in contrast to the size of the Kensington property, the buildings are 
not that large.  The property is approximately 19 acres, but only 11 acres are developable.  
Responding to Ms. Verbeke, Mr. Guidos explained the first step was trying to determine what type of building(s) were 
possible for the site.  At this time he isn’t sure if Kensington Church will own the buildings or if they will be sold or leased.  

Mr. Knight noted Ajax Paving is across the street from these sites and nothing else would be suitable for the sites.  The 
residents on Bald Mountain Road have been very vocal over the years about increasing the area density and what type of 
buildings and/or zoning should be allowed. He doesn’t feel any of this will directly impact those residents on Bald Mountain 
Road.   

Mayor McDaniel understands both Ms. Verbeke’s and Mr. Knight’s points; he trusts the process of the Planning 
Commission’s phenomenal job, who always listens to the residents and takes those opinions into consideration. 

Mr. Kittle appreciates Ms. Verbeke’s concern with density, but noted there isn’t much space remaining to construct a great 
number of residential units.  He would like to see the Adams Road corridor improved to help relieve some of the traffic 
congestion.  Also, some of the Squirrel Road traffic is due to Lapeer Road being under construction, but will have some 
relief once the Lapeer Road construction is completed. 

Mayor McDaniel asked what the timelineis for the soccer fields and building construction. 

Mr. Guidos couldn’t give a specific date of construction, but noted Auburn Hills is still a highly sought place for all types of 
businesses and industries.   
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Mr. Kittle asked Mr. Guidos why he thinks Auburn Hills is in such high demand. 

Mr. Guidos explained there is an epi-center of businesses in Auburn Hills that all work together.  Industry in the State is still 
mainly auto related, mechanical and industrious.  Auburn Hills has a great proximity to I-75 and M-59, professional 
organizations, is contiguous to other communities, the Silverdome property, the heavy traffic volume, the beginnings of an 
urban center, and really good planning.   

Moved by Burmeister; Seconded by Hammond. 
RESOLVED: To accept the Planning Commission’s findings and grant staff permission to distribute the draft 
amendment to the Northeast Corner Neighborhood Master Plan per state requirements.  

VOTE:  Yes:  Burmeister, Hammond, Kittle, Knight, McDaniel, Mitchell 
 No:  Verbeke 
Resolution No. 16.07.118                                                                                        Motion Carried (6-1) 



 
CITY OF AUBURN HILLS 

SPECIAL PLANNING COMMISSION  

MINUTES 
June 15, 2016 

 

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

Also Present:  Director of Community Development Cohen, Assistant City Planner Keenan 
  Guests:       10 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
4.   APPROVAL OF MINUTES - None 

5. PETITIONERS – None 

6.  OLD BUSINESS 

6a. Northeast Corner Neighborhood Master Plan (7:04)  
Public Hearing / Motion – Support the Draft Amendment to the Northeast Corner Neighborhood Master 
Plan in Concept and Forward to the City Council Requesting Permission to Distribute Per State Law 
 
There was once piece of correspondence received from Mr. and Mrs. David Heilbrun, of 4260 Bald 
Mountain Road.  It was read to the audience by Ms. Ochs:  

 
“Watch(ed video) several times to get the lay of the project. 
Please note that this is a silent video and that is not real life. 
They are still talking Methane gas as the reason for industrial. 
That has been proven false by the DEQ. And the cities testing. 
Also note that Soccer field is expanding East and supposedly they already own that property. 
Also note the they are showing light poles on that field. 
These are not your average street lamps but are 80 foot stadium lighting poles. 
All of the meetings I attended had residents that were against that rezoning. 
They are talking 50 ft buildings with outside storage capabilities. 
We are talking a major increase in noise and traffic in this entire area.” 

 
Mr. Cohen then provided an overview of the changes proposed to the Northeast Corner Neighborhood Master 
Plan as follows: 

First, allow a slight increase in the housing density incentive to encourage developers to save open space, 
woodlands, and other natural features.  It works by allowing the clustering of homes, which leaves excess land 
as permanently preserved open space.  An increase from 2.5 to 3.0 homes per acre is proposed to the current 
policy to help make the open space development option more attractive to home builders, as shown below.  The 
existing requirement that caps conventional developments at 2.0 homes per acre would remain in place. 

Second, allow attached duplex-style units in only open space developments (R-1A district) similar to those 
constructed in the Arbor Cove and Auburn Grove condominium projects. 
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Third, change the master plan designation from “single family residential” to “single family residential 
transitional” for the properties adjacent to the Shimmons Road curve, near the Oakland Christian School.  The 
amendment will allow an open space development with attached duplex-style units and an increase in housing 
density from 2.5 to 3.5 homes per acre (not to exceed 28 homes).  The increase in density is being provided as 
a financial incentive for the property owners to dedicate their land, at no cost to the City, so that the City may 
improve the curvature of that portion of the road in the future. 

Fourth, change the master plan designation from “single family residential” to “non-residential transitional” for 
the Kensington Community Church (KCC) and Rochester Soccer Club (RSC) properties, which are located east 
of Bald Mountain Road and south of Dutton Road.   

A. KCC has requested the amendment due to the results of methane testing on the site, reports of a 
closed landfill on the property, and consideration of adjacent industrial land uses.  This change would 
allow “clean industrial” development on the property similar to the VAST building located across the 
street, west of Bald Mountain Road.  No vehicular access would be permitted to Bald Mountain Road 
and high quality development with extensive landscape greenbelts would be required. 

B. RSC has requested the amendment to allow an anticipated expansion of their soccer facility on the east 
side of their existing parking lot. The master plan designation would allow “clean industrial” development 
if RSC were to decide to vacate the site in the future.  

Mr. Cohen showed the audience a video created by the KCC which demonstrated the concept of the proposed 
development.  

Ms. Ochs questioned if the evergreen trees depicted in the video adjacent to the residential section were 
existing or proposed.  
 
Mr. Jim Butler, PEA, 2430 Rochester Ct., Suite 100, Troy, MI  48083, answered Ms. Ochs question regarding 
the trees.  He stated that there are some existing trees but they will be supplemented and there will be 
staggered rows.  Mr. Butler explained that when they are first planted they will be 8-12 feet in height.  
 
Mr. Burmeister questioned the height of the lights on the soccer field in relation to Mr. Heilbrun’s property on 
Bald Mountain Road.  The two locations was were pointed out on an aerial photo by Mr. Butler.  It was 
confirmed that there was significant distance, grade, and vegetation between the properties.   
 
Ms. Ochs stated it was becoming increasingly difficult to make a left turn onto Bald Mountain from Dutton due 
the increase in current traffic and future traffic with the new developments going in and wanted to know if the 
signs could be put up stating No Thru Traffic.  Mr. Cohen stated Bald Mountain Road is a public road and traffic 
cannot be prohibited but the need for a traffic light can certainly be researched.  
 
Ms. Shearer questioned safety issues with the soccer fields being right next to light industrial buildings that may 
have a lot of traffic coming in and out.   
 
Steve Guidos, Cunningham-Limp, 39800 W. Twelve Mile Road, Suite 200 Farmington Hills, MI  48331 has 
been continuously working with the residents, the City and the Rochester Soccer Club to ensure that these two 
proposed developments can work safely side by side. The fields will be surrounded by fences and children 
should not have any access to the parking lots of the new buildings.  The amount of traffic coming in and out of 
the proposed businesses will be much lighter as opposed to a manufacturing type of business. There also would 
not be a large amount of employees at this type of businesses.  All traffic would have access to Dutton Road 
only, not Bald Mountain and would most likely only head west on Dutton to access M-24 and I-75.  There would 
really be no reason for them to head east on Dutton heading into Rochester Hills.  
 
Mr. Mendieta wanted to know the difference between the terms Light Industrial and Clean Industrial.   
 
Mr. Cohen explained they are similar, but Clean Industrial has more office space.   Clean Industrial is basically 
Technology & Research, which is a term Auburn Hills created in the late 80’s with the building of Chrysler.  T&R 
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businesses are less intensive and typically have less truck traffic than light industrial facilities.  Light Industrial 
uses have less office space and their primary use is manufacturing and/or warehousing. 
 
Mr. Guidos indicated most likely the tenant that would be attracted to this type of site would be automotive 
related research facilities. 
 
Mr. Ouellette opened the public hearing at 7:32 p.m. 
 
Mr. Scott Heath, Rochester Soccer Club, 3200 Dutton Road, Auburn Hills MI  48326 wanted to answer any 
remaining questions the Commission may have. He wanted to emphasize the fact that the lights being proposed 
on the soccer fields are needed for the safety of the patrons and are imperative to the success of the Club. With 
the changing of the seasons it gets darker and darker on the fields and they really need to operate until 9 p.m. 
Additional fields are needed to give other fields rest periods so that they don’t get overused and experience too 
much wear and tear.  The additional parking is needed for transitional periods of different practice and game 
schedules.  The parking lots will not necessarily be all full all the time. Lighting is also needed in the parking lots 
for safety reasons.  
 
Ms. Ochs stated that she was still having a hard time with the changing of the Master Plan for the RSC 
properties as opposed to just allowing for variances for things such as the RSC having more lighting / fields / 
parking lots.  
 
Mr. Cohen emphasized that he understood and respected Ms. Ochs concerns.  He said that changing the 
master planned land use allows the RSC property to be rezoned to T&R District.  This corrects the problem of 
having uses allowed with special variances needed, which can be very challenging to justify from a legal 
standpoint. The T&R District allows for recreational uses and associated amenities of this type, whereas the 
Residential District does not.  Mr. Cohen explained to the Planning Commission that staff believes this is the 
correct and appropriate change to make for the future of the community. It would be the appropriate land use 
designation whether the soccer field was operating at the site 15-20 years down the road or not.  Mr. Cohen 
emphasized the change is based on the surrounding industrial land uses, specifically AJAX located directly 
across the street in Orion Township.  

 
Mr. Ouellette closed the public hearing at 7:46 p.m. 
 
Moved by Mr. Hitchcock to support the draft amendment to the Northeast Corner Neighborhood Master 
Plan in Concept and Forward the requested change to the City Council for permission to distribute to 
adjacent governmental agencies, utilities, and Oakland County for review per State Law.  
Supported by Beidoun. 
VOTE: YES:  Beidoun, Burmeister, Hitchcock, Mendieta, Ochs, Ouellette, Shearer 

NO:  None        Motion Carried (7-0) 
 

 
7. NEW BUSINESS – None 
 
8. COMMUNICATIONS – None 
 
9. NEXT SCHEDULED MEETING – Wednesday, June 29, 2016 at 7:00 p.m. in the City Council Chamber  
 
10. ADJOURNMENT - The meeting adjourned at 7:55 p.m. 
 
 
Respectfully Submitted, 
 
Christy Worrell 
Clerk III 

 
 



 
Excerpt 

CITY OF AUBURN HILLS 
PLANNING COMMISSION  

MINUTES 
March 16, 2016 

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

Shearer 
 Absent:  Pierce 

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

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

 
Mr. Cohen provided an overview of the proposed draft amendments to the Northeast Corner Neighborhood 
Master Plan that are based on public input gathered during the two public hearings held on January 19, 2016 
and February 16, 2016.  He indicated the four proposed changes to the master plan that came out of the two 
meetings.   
 
Mr. Cohen explained the first proposed change would increase the density for open space development from 
2.5 units per acre to 3.0 units per acre.  Currently the City ordinance provides a density incentive from 2 to 2.5 
units per acre for an open space development, which does not appear to be attractive enough to attract quality 
open space developments that preserve open space.  The proposed change would help attract such quality 
open space developments that will preserve open space, woodlands and other natural features residents have 
identified as being important to protect.  The proposed density increase would only apply to open space 
development and not apply to conventional development.   
 
Mr. Cohen indicated the second proposed change is based on the success of the Arbor Cove and Auburn Grove 
open space developments that have attracted new residents to the neighborhood that like the condominium 
lifestyle and duplexes that requires little maintenance for the home owner.  The change would allow attached 
single family duplex-style units but only as part of an open space development. 
 
Mr. Cohen explained the third proposed change relates to the Kensington Church site which has some 
environmental issues.  Staff believes it would be difficult to develop the site as residential do to the facts that 1) 
methane has been detected at the site; 2) that there was a landfill on the site; 3) the site is right across the 
street from the Ajax Industrial; 3) Orion Township Master Plan identifies the properties on the north side of the 
road for as industrial; and 4) the site is surround by industrial uses to the north and west.  It would make more 
sense if the City were able to control future uses on the site through the Master Plan, while making the site more 
productive and could also function as a good transitional use.  If the Master Plan were to change the property 
from residential use to nonresidential transition, implemented through a T & R District where it is mostly office or 
a clean industrial type of use that would be controlled through a planned unit development.  This would enable 
the City to control the things the residents are concerned about, no oil drilling, no outside storage, minimizing 
the truck traffic, possibly getting a use similar to the Strattec Security Corporation building across Bald Mountain 
Road. 
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Mr. Cohen indicated the fourth change relates to the desire to make improvements to the Shimmons Road curve 
near Oakland Christian School, which has been under discussion for a few years.   The problem is that the City 
does not own enough road right-of-way to make the necessary road improvement to improve the curvature of 
that portion of the road in the future.  The City would have to acquire land from the owner of the property at the 
corner.  The thought is that the property owner would provide the City with enough land in exchange for allowing 
an open space development with attached duplex-style single family units and increase the housing density 
from 2.5 to 3.5 homes per acre, not to exceed 28 homes.  It appeared that a majority of the residents in 
attendance seemed to support this change. 
 
Mr. Cohen explained that there were a few other possible changes discussed at the February 16, 2016 that the 
residents did not seem to support, such as allowing non-residential and multiple family uses on bald mountain 
road.  Since there wasn’t support from the residents those items were dropped.           
 
Mr. Cohen indicated that the four proposed changes, if adopted, will be the first changes made to the Northeast 
Corner Neighborhood Master Plan in the last 15 years.  He mentioned the City has gone above and beyond for 
what is required by state law in seeking public input by holding two town hall meetings and a public hearing 
tonight.  However the City believes it is important to let its residents know what is going on.  If the Planning 
Commission accepts the changes, it would be forwarded to the City Council for their acceptance.  If City Council 
accepts the changes it would be forwarded to Oakland County and the surrounding communities to see if there 
are any objections.   If there are no objections it would come back to the city for a final public hearing and 
adoption.  So the purpose of the public hearing today is to get final comments and answer any questions that 
the Planning Commission may have and then make a decision on how to proceed with these changes. 
 
Ms. Shearer questioned the methane gas and whether it continues to be an issue at this time. 
 
Mr. Cohen responded that it is not a concern as an explosive nature or a hazard to the public, but it is a concern 
due to the consistent readings reported on the Kensington site.  Discussions with environmental experts and the 
State of Michigan indicate the methane gas issue makes it a very difficult situation to develop the Kensington 
location as residential housing.  The next step is to identify what type of productive and appropriate uses would 
serve as an appropriate buffer to the neighborhood.  This started the discussion of clean industrial technology 
and research being a viable option.  The methane gas is not at a dangerous level, but is at a level that would not 
allow for residential development.   
 
Ms. Shearer questioned what type of remediation costs’ would a light industrial business incur for development 
to happen in that area. 
 
Mr. Cohen stated Kensington Church would be best to answer that question.  They have a builder from 
Cunningham Limp advising them. 
 
Ms. Shearer inquired if Kensington Church has any issues at this time with the methane. 
 
Mr. Cohen responded the property is vacant at this time.   
 
Mr. Hitchcock asked for clarification in regards to the presence of methane gas not allowing for residential 
development and if it is based on a marketing standpoint or interest from developers.  Mr. Hitchcock stated from 
a legal standpoint, residential could be developed at the Kensington site.     
 
Mr. Cohen replied they are suggesting it from a marketing standpoint and an understanding of the industry.  The 
site has industrial on three corners and due to the environmental issues it has, it is not ideal for residential.  The 
Planning Commission can choose not to change the Master Plan and leave it as residential; however, we are 
advising and Kensington is requesting the best use for the property would be a non-residential use.  The Master 
Plan is how we control the use and what is deemed appropriate for the neighborhood.   
 
Mr. Hitchcock asked if Mr. Cohen has spoken with any other residential developers since the last meeting.   
 
Mr. Cohen stated yes, they have spoken with residential developers about the property and it was not found 
favorable.  Indication was, it was not a site they would be interested in.   
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Mr. Hitchcock said at the last meeting, it was questioned if Pulte or any other developers that had not been 
consulted regarding the development, been made aware since the last meeting. 
 
Mr. Cohen affirmed yes, developers had been consulted and they informed us the site was not favorable for 
residential.   
 
Mr. Hitchcock inquired if Pulte specifically had been consulted. 
 
Mr. Cohen answered Pulte is now in Atlanta.  They are no longer in the Detroit area.  The developers who 
purchased the land from Pulte were consulted.   
 
Mr. Hitchcock questioned the increase in density and how it came about. 
 
Mr. Cohen gave a brief overview of the history regarding the differing density amounts per the Master Plan. 
 
Mr. Hitchcock wondered if there was a concern about the number of units that would be allowed.  He said it 
looked like a large number of units on a piece of land that is not very large. 
 
Mr. Cohen responded these are all very good questions.  He stated it is all relative.  The entire neighborhood 
could have been developed at 3.2 – 3.3 units, but it was down-zoned.  Now developers are allowed to build on 
small lots in exchange for saving the open spaces.  The difference is building homes on larger lots where the 
open space is privately owned, instead the open space is now corporately owned, allowing it to be saved and 
not destroyed.  It allows for a way to control saving the trees and also have quality development occur in the 
City. 
 
Mr. Hitchcock inquired about the Shimmons Road curve.  There was discussion at a previous meeting about the 
City purchasing a small strip of land or having discussion with Oakland Christian regarding the strip of land.  He 
asked if any contact has been made, or has conversation taken place with Oakland Christian at this time. 
 
Mr. Cohan responded the school would not be approached until the Planning Commission and City Council 
were satisfied with the change. 
  
Ms. Ochs questioned the ramifications if the zoning was not changed, specifically with the Kensington site. 
 
Mr. Cohen responded there is a difference between the Master Plan and zoning.  At this time we are setting the 
stage with the Master Plan for the future; thereby, allowing the Planning Commission and City Council to change 
zoning that is consistent with the Master Plan.  If the change is made at this time for the Kensington site to 
change from Residential to Non-Residential, it allows Kensington Church to work with their designated builder to 
find a clean, industrial, high-tech tenant.  There is market demand in Auburn Hills for this type of high-tech, 
clean industrial development.  Mr. Cohen then explained the process if the Master Plan is changed to Non-
Residential. 
 
Ms. Shearer inquired if an assisted living development for that location would fall under light industrial. 
 
Mr. Cohan answered it depends on what the City wants to limit.  In a T & R district you can build assisted living if 
you have more than ten acres, which this site does have.  However, that is not what we are asking them to do.  
We envision a clean industrial headquarters type of facility.  It would benefit the City in multiple ways.  Mr. 
Cohen said discussion has occurred with a couple of assisted living developers, one just recently.  When they 
were at the site, it did not meet any of their desires due to the aesthetics of that corner.  The neighborhood was 
beautiful, but the corner with Ajax, Dutton Corporate and the landfill was not a place they wanted to invest in. 
 
Mr. Hitchcock asked how light industrial would benefit the City more than a residential development.  He 
questioned if a tax abatement is given to a light industrial development, would it be a better option than a 
residential development. 
 
Mr. Cohen referenced the prior discussion and how it is not ideal for residential.  Also, both Kensington Church 
and City staff believe it is not appropriate for residential.  In response to how it is better, Mr. Cohen discussed a 
report that was given to City Council regarding the tax revenues gained by these high tech users.  Even with tax 
abatements, tax revenues are fifteen times what the underlying zoning allows.  Looking at a services impact to 
the neighborhood, light industrial has less impact, less responses for police and fire than subdivisions.  Given 
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the fact that the property has the issues discussed earlier, we are trying to steer the development in a direction 
the City believes is appropriate for that area, but also to protect the neighborhoods to the south.  Comments 
from the residents to the south have been no loud noises, no bright lights and no outside storage.  Those are 
things we try to control through a PUD process with a clean industrial development. 
 
Mr. Hitchcock stated his understanding from the meetings was that the consensus of the residents on Bald 
Mountain preferred a residential use over a light industrial.   
 
Mr. Cohen referred to the consensus of the meetings on the overhead slides.  He stated the majority of the 
tables understood the issues related to the Kensington site and that it was not suitable for residential.  You are 
correct regarding the responses of the residents in regards to the properties south of the Kensington site.  They 
were very clear to leave it low density residential and they did not want it to change.  Based on those responses, 
the staff and Planning Commission respected that and did not move forward with a change for the properties 
south of the Kensington site.  Mr. Cohen wanted to clearly state, the Kensington site is not suitable for 
residential.   
 
Mr. Hitchcock remembers a number of residents at the last meeting voiced their opinion for the Kensington site 
to remain residential.    
 
Mr. Cohen clarified the first meeting had over 100 in attendance with the last meeting having approximately 30.  
There were people that voiced their opinion of wanting the Kensington property to remain residential.  We 
respect their opinion and realize there is a difference of opinion. 
 
Mr. Ouellette referenced at the last meeting a couple of residents stating, if it worked at Atlas on Dutton, why 
wouldn’t if work here.  It was also noted because of the location of the property being in Pontiac Schools, it 
wouldn’t fit for a residential use.  Mr. Ouellette stated that the location, the school district and the condition of the 
property all negatively impact the Kensington site for a residential user.  He also indicated Moceri looked at that 
location and chose to not develop on the site. 
 
Mr. Cohen stated in a public meeting, Mr. Moceri was asked why he did not pick the Kensington site to develop 
on.  He answered, I was at the site and I got physically ill.  Mr. Cohen stated the fumes from Ajax across the 
street was a concern for the soccer club developing and for the children playing there. 
 
Ms. Shearer asked why a corporate headquarters would want to build there. 
 
Mr. Cohen responded with a corporate headquarters the people are inside most to the time.  Mr. Cohen also 
said Mr. Moceri is just one person’s opinion.  If you talk to others, you may get a different viewpoint.  We are not 
basing our opinion on Mr. Moceri, but on the facts, the market and the environmental conditions. 
 
Mr. Hitchcock asked if RSC had an understanding that the allowed uses adjacent to them might be changed 
over time.   
 
Mr. Cohen answered the soccer club was developed a few years ago and these issues are coming up now, so 
mostly likely they were not aware of any potential change.  The soccer club’s property was part of a proposed 
mega church.  The mega church was bigger than any industrial building that would fit in the current site.  The 
site was originally proposed as a Non-Residential use, it just fit into the Residential category.  When RSC 
purchased their property, they understood the property next to them could be a variety of things.  They can’t 
control what happens on the property next door, it all depends on what the City feels is appropriate for the 
location as they move forward with the Master Plan and zoning.   
 
Mr. Hitchcock states a large investment was made by RSC on their development and questioned a large 
industrial building being located next door, but defers to RSC to state their own opinion on the matter.   
 
Ms. Ochs inquired what the building height would be if the property is rezoned to light industrial.   
 
Mr. Cohen replied typically the building height would be capped at 50 feet, but a lot of them are being developed 
between 40 and 50 feet.  Cunningham Limp could address this issue.  The site in question is higher and then it 
drops off with all the trees.  The Kensington property is the highest point in that area.  
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Ms. Ochs asked if the 40 to 50 foot height is based on the current grade or would the grade be changed and 
also, are there variances allowing them to go higher than the 40 to 50 feet.   
 
Mr. Cohen said we do not know what the grade will be or if they would mass grade the site.  Mr. Cohen did not 
feel it would be fair to speculate, but it’s possible the height could go lower or higher it all depends on how they 
have to balance the site.  Staff would work to have the building located closer to Dutton Road so the building 
would be further away from the neighborhood.   
 
Mr. Ouellette asked about the restrictions proposed for the development and wanted further clarification about 
them. 
 
Mr. Cohen responded the Master Plan would be a guide, but also a more specific Planned Unit Development 
agreement would be drafted along with the site plan.  The zoning, which is different from the Master Plan, is how 
it would be implemented.   
 
Mr. Ouellette Inquired if it would be the same as the development across the street, with a PUD overlay. 
 
Mr. Cohen replied yes, but it be a more restrictive PUD than the Dutton Corporate Center.  
 
Mr. Ouellette asked about the boundaries for the Shimmons Road curve issue. 
 
Mr. Cohen clarified the boundary is everything to the border of Woodgrove.   
 
Mr. Ouellette stated, hypothetically the number of units would be 28, but does it only include the two properties. 
 
Mr. Cohen affirmed it included just the two properties.  The third property is not participating, although the 
Master Plan does include the third property, so if they wish to participate in the future, they can.  The Master 
Plan change limits the development to 28 units, with a density increase to 3.5 units per acre and allows for 
attached duplex units.  The only way the change is allowed is if they provide the right-of-way to the City. 
  
Mr. Burmeister inquired if the property to the south of the Shimmons Road curve is multi-family. 
 
Mr. Cohen confirmed, yes it is multi-family.  With the aid of overhead slides, Mr. Cohen gives a brief explanation 
and history of the surrounding properties and neighborhoods located around the Shimmons Road curve 
location.   
 
Mr. Burmeister stated, personally he liked the softer transition and feels it is a good use of the property.   
 
Mr. Beidoun says the Master Plan update would be a breeze if not for the Kensington property and understands 
the resident’s concerns for the proposed change.  He questioned if Kensington Church did not request a change 
in zoning, what is the urgency of changing from Residential to Light Industrial.  Mr. Beidoun also asked if it is 
impossible to still put a residential development at the Kensington location.  He understands the difficulties, but 
is it completely out of the realm of possibility to develop as residential.   
 
Mr. Cohen answered it would be highly unlikely for it to be development as residential.  You could still build a 
church at the location.  The change is being prompted because the City was approached by Kensington Church 
with a request to change the Master Plan.  Representatives are in attendance to explain the reasons behind 
their request for this proposed change.   
 
Mr. Beidoun then clarified his understanding of the request for changing the Master Plan for the Kensington 
property stems from it being better at a marketing and investment standpoint to change it to light industrial. 
 
Mr. Beidoun asked if the Kensington issue could be tabled until a future time or is there an urgency to do it at 
this meeting.   
 
Mr. Cohen inquired what the purpose would be to table the issue. 
 
Mr. Beidoun said some of the Planning Commission are still not comfortable with changing the zoning to Light 
Industrial.  Mr. Beidoun also says he respects the opinion of the residents who reside in that area and who do 
not want to see this change.   
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Mr. Cohen replied the Planning Commission can take their time with the Master Plan, there is no urgency and 
they can seek as much input as they want.  The Planning Commission can amend the Master Plan in whatever 
way they see fit.  However, the City has had a request from the Kensington Church to make a change.  It’s 
appropriate to honor that request and we need to do that in a timely manner.  Mr. Beidoun had a question about 
the proposed change with the cluster development and increasing from 2.5 to 3.5 units per acre.  He asked if 
the number of acres is the only criteria that is being used to approve a clustered development. 
 
Mr. Cohen responded the reason for the increase in units per acre is because staff believes they know what 
right-of-way needs to be received, but it may alter the site so much they may need up to 3.5 units per acre.  It 
may end up only being 3.1 or 3.2 unit type of development.  The Master Plan change is to ensure they obtain 
the 28 units for the development.  Also, the Shimmons-Woodgrove subdivision located next door is developed at 
3.3 units per acre.  This new development will be almost exactly the same density, but with attached units that 
will have more open communal spaces vs private open spaces.   
 
Mr. Beidoun asked for clarification if acreage was the only criteria used to determine approving the cluster 
development.   
 
Mr. Cohen agreed, yes.  He said the only way to do this development is as a PUD though the open space 
development option.  
 
Mr. Hitchcock asked at what point communications would be read into the record.   
 
Mr. Ouellette replied, now.  He stated there was one letter from the Rochester Soccer Club.  He asked the 
secretary to read the communication into the record (see attached).   
 
Chairperson Ouellette opened the public hearing at 8:26 p.m. 
 
Mr. David Heilbrun, 4260 Bald Mountain Road, Auburn Hills stated there is a 25 mile per hour speed limit at 
the Shimmons Road curve.  He asked if the City has an easement on the property allowing them to move the 
road over a little bit that might resolve some of the issue.  Also, south of that location, there is another 90 degree 
turn and no one is talking about that dangerous turn.  There is also one on Bald Mountain Road at Hawkwoods 
that the City does own.  It needs to be changed and no one is talking about it either.  Mr. Heilbrun said it doesn’t 
affect him, but he sees it being pushed through by developers.  With the speed limits being 25, he feels people 
should be able to negotiate the turns, unless they are speeding.  He feels the issue could be resolved with 
proper policing.   
 
Mr. Heilbrun stated he has lived on his property since 1975.  No one has talked or worried about the methane 
gas until 2015.  It is a negative issue by the DEQ and the church was going to build on the property.  He stated 
both the land to the south and the southwest corner all the way to Lapeer was zoned T & R, but they couldn’t 
sell it so it went to Light Industrial.  He discussed the proposed four acre industrial building on the nineteen acre 
property.  He also talked about the different types of development and the issues that could go there.  He said 
Mr. Hitchcock asked him what type of development he would like to see on the property.  Mr. Heilbrun replied a 
city corn field would be nice.  A Farmer’s Market or something natural would be nice also.  The gas problem has 
not been an issue for 40 years until now.   
  
Mr. David Lonier, 1842 Commonwealth, Auburn Hills wanted to bring something to the attention of the 
Planning Commission reflected in the Master Plan and the direction things are now going with housing.  He 
discussed housing going from less dense to higher density with single family residential and the freedom to live 
on your own property and do with it what you want, as long as you don’t harm anyone else.  That was the 
original philosophies of America and today things are changing.  We now have compact living and are building 
more and more apartments and putting more houses on less property.  The change is getting rid of single family 
and putting everyone in stack and pack housing.  He gave some documents for the Planning Commission 
regarding two philosophy’s regarding the government approach to property and what government should and 
should not do.  One approach is where government knows everything and they know what is best.  Government 
can tell everyone what to do and the people don’t have any choice at all.  The other approach is that people can 
do whatever they want as long as they don’t harm anyone and this is the American System, designed by the 
founding fathers.  Mr. Lonier left information for the Planning Commission to read and review.  
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Mr. Rick Rattner, Williams, Williams, Rattner & Plunkett, 380 N. Old Woodward, Birmingham requested to 
change the focus back to the Master Plan because much of the conversation is way ahead of the game.  The 
Master Plan is required under state law for proper zoning and to properly regulate land within the zoning 
ordinance.  Mr. Rattner discussed a history of how zoning ordinances and regulation came about.  Some of the 
zoning ordinances have been very successful and some have been changed.  For example, schools and 
churches have always been placed into neighborhoods under special land use, because we believe we wanted 
communities where we could walk to our church or school.  The history of residential is important, especially in 
master planning.  Mr. Rattner is a representative for Kensington Church.  When you look at a property and how 
government should control how it is being used, it must be based on reasonable principles and the facts that 
relate to that property.  Facts such as size, location, topographical & environmental information.  All of those 
things together tell what is should be used for.  The Kensington property is located across the street from 
industrial, with a landfill next to it on one side and the Rochester Soccer on the other.  A transitional light 
industrial is also in its vicinity.  To the south is residential and their comments should be heard by the board and 
he respects the resident’s opinions.  Mr. Rattner discussed restrictions, for example buffer zones, landscaping 
and height that can be placed on a property when it is being developed.  Mr. Rattner stated Mr. Cohen is going 
overboard to make sure there is transparency in this process.  Mr. Rattner said the issue is not re-zoning, but 
whether it is going to be Residential or Non-Residential.  The re-zoning issue will come in the future.  He said 
the Planning Commission must decide now if the Kensington property is reasonably planned to be Residential.  
He does not believe it is, due to the environmental issue it is a non-starter unless it can be re-zoned.  He 
discussed the issues of the methane gas and how it must be controlled or vented.  It can be controlled or 
vented, but not by residents.  It is a system of venting and maintenance covered under local, state and federal 
laws.  This must be considered in the reasonableness of the property use.  The property is also located on a 
dump.  These are circumstances the owner of the property cannot control.  There must be a set of reasonable 
regulations for the owners to deal with and those are determined by the Master Plan, not by zoning.  He 
discussed the restrictions that can be placed on a development.  Mr. Rattner strongly feels the Master Plan 
should be changed from Residential to some sort of Non-Residential use. 
 
Mr. Steve DeMarais, 3896 Bald Mountain Road, Auburn Hills questioned what year the church bought the 
property. 
 
Mr. Cohen clarified it was bought in 2006. 
 
Mr. DeMarais discussed the environmental issues must not have been a concern when they purchased the 
property.  He understands the recession prevented any development, but now he wonders why they are not 
putting a church on the property.  Mr. DeMarais feels the property should remain the same and a church should 
be built there.  That is what their intention was so what is changing the original intent.  Mr. DeMarais said the 
methane gas is a big smoke screen.  He feels they should still go ahead and build a church. 
 
Mr. David Heilbrun, 4260 Bald Mountain Road, Auburn Hills said at one of the NE Corner meetings, it was 
proposed that a 200,000 square foot building be built on the location, so there must be some idea of what 
company and type of business would being going in there.  He inquired if it is compatible with the area in 
regards to lighting, traffic and noise.  He stated the property to the west was zoned T & R and has never been 
used.  Mr. Heilbrun wonders why the unknown developer doesn’t build on the vacant land to the west.  He 
understands the reasoning and its dollars and cents.  He also feels the methane is a smoke screen.  Mr. 
Heilbrun also confirms the soccer field doesn’t want the development there and would like to see homes built 
there instead.  They bought their property so they would be by big open spaces, not to be jammed in. He feels a 
corn field would look very nice there.   He states a 50 foot building is five stories and that is a big building for an 
industrial development.   He said most industrial buildings are one floor and how do you guarantee is will only be 
one building.  Across the street it was only supposed to be one building and it turned into more.  He inquired if 
the zoning is changed, how do you know what will go in there.   
 
Mr. Ouellette explained the zoning question would be handled down the road.  This is about the Master Plan 
change.   
 
Mr. Heilbrun feels at a loss.  He said, Mr. Hitchcock inquired what they wanted it to be developed as, but the 
property could not stay as nothing.    
 
Mr. Scott Heath, Rochester Soccer Club, 3200 Dutton Road, Auburn Hills feels the proposal is not 
compatible with the surrounding area.  He also stated, when the soccer club was being developed, at no time or 
in any discussions with the City were they informed that the Master Plan might be changed.  They spent a lot of 
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time and money developing their property knowing the property next door would be compatible with their use.  
Being a volunteer organization, it took over 30 years for the club to acquire the money to develop the property.  
They have concerns about the proposed light industrial use.  They have a concern about the height of the 
proposed building and feel it will be a monstrosity.  He discussed the hours of operations and varying shift times.   
 
Mr. Ouellette questioned if RSC had knowledge of the environmental issues and that it was built on a landfill at 
the time they developed.   
 
Mr. Heath replied they did.  They had environmental studies done prior to purchase and were quite aware of 
what was there.   
 
Mr. Hitchcock questioned which way the wind blows across the RSC property. 
 
Mr. Heath stated it depends upon the time of year.   
 
Mr. Hitchcock asked if the program runs seven days a week. 
 
Mr. Heath replied due to the size of their club, they are open seven days a week.  It is irritating to them that 
there will be no buffer between the industrial building and their club.  They went through leaps and bounds to 
create a buffer on the south side of their property.  He feels it’s a double standard to him.   
 
Mr. Hitchcock asked if there are over 3,000 kids in their club. 
 
Mr. Heath answered there are over 3,200 in their program.  They are one of the largest soccer clubs in the State 
of Michigan.   
 
Mr. Hitchcock talked about the additional numbers of parents and siblings. 
 
Mr. Heath confirmed with the number in a given year of participants and their family unit totals over 100,000 
people.  He stated they take great pride in the development of their soccer fields.  
 
Mr. Hitchcock asked if the members of the RSC would have a concern about a large building on the adjacent 
property. 
 
Mr. Heath affirmed, yes.  One of the main reasons they chose that particular parcel was to get away from the 
light industrial to the west. 
 
Mr. Hitchcock asked if they would have a lesser concern with a different type of use on the property.   
 
Mr. Heath responded he did not think there was any issue with the residential use. 
 
Mr. Beidoun asked if the church had been built there, it would be just as high as the proposed light industrial 
development.  He inquired how high a church building would be. 
 
Mr. Cohen said a church building could go as high as 45 feet.  He thought the Kensington Church plans were 
just as tall as the industrial building.  Mr. Cohen said the maximum height is 50 feet, but most buildings are not 
that high.  The zoning allows 50 feet.   
 
Mr. Beidoun asked if the height of the building is causing the concern. 
 
Mr. Heath answered it was both height and use.   
 
Mr. Beidoun stated a buffer would be part of a proposal and that has not been brought to the Planning 
Commission yet.  He stated we don’t know what will be developed there at this time.   
 
Mr. Hitchcock asked the RSC for clarification regarding the type of use that would be compatible for the 
Kensington site; whether it would be a residential or church type of use, or the light industrial use.  
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Mr. Heath responded absolutely the residential or church type use would be their desire.  When they purchased 
the property, that was their understanding for the future development next door and they were very comfortable 
with the residential use. 
 
Mr. Ouellette asked for clarification if a property was zoned Non-Residential and someone like the Soccer Club 
came in and wanted to build on a Non-Residential zoned area, would it be allowed.   
 
Mr. Cohen answered yes, it would be allowed unless through a PUD agreement, you do not allow it.  A T & R 
district allows a variety of uses.  Mr. Cohen said RSC has worked hard to create a buffer and to do the right 
thing.  He understands their viewpoint, but also stated if the soccer club wanted to build an indoor facility, it 
would look like an industrial facility.  The residential zoning, besides a church, would also allow for an indoor 
soccer field to be built.  Mr. Cohen feels the question is Kensington Church wants to sell their property and have 
their options open to other types of development like industrial.  Industrial would also be more profitable to the 
City from a tax income standpoint and it is something the City should look at.  Kensington Church would like to 
have their options open to different types of development.  Mr. Cohen understands the RSC is very clear with 
their concerns and there are certain things we can do to help mitigate those concerns.   
 
Chairperson Ouellette closed the public hearing at 9:10 p.m. 
 
Mr. Hitchcock wanted to make a comment in regards to the potential change to the Master Plan.  He has serious 
concerns about the compatibility of a light industrial or similar use to the residents to the south, as well as the 
RSC to the east.  He also respectfully comments on Mr. Rattner stating there will be venting involved in 
residential.  We don’t know about venting at this time.  In regards to the DEQ testing, the next results will come 
in a year, but for now the results are negligible and would not require venting for residential.  Mr. Hitchcock feels 
it is a little premature to talk about venting at this time.  However, he does appreciate Mr. Rattner’s concern and 
comments.  Mr. Hitchcock does not think a change to the Master Plan with respect to a light industrial zoning is 
compatible with that location. 
 
Mr. Ouellette asked if the motion included all items combined, or did it require four separate motions.   
 
Mr. Cohen replied the motion is inclusive of all four items, however they can be voted on individually, if desired.   
 
Mr. Ouellette explains a comment can be made to be put on the record to voice your concerns, but thinks they 
can move forward with one motion.   
 
Mr. Beidoun asked if City Council could address the concerns some of the Planning Commissioners have in 
regards to the rezoning of the Kensington property.   
 
Move by Mr. Beidoun to support the draft amendment to the Northeast Corner Neighborhood Master 
Plan in concept and forward the requested change to the City Council for permission to distribute to 
adjacent governmental agencies, utilities, and Oakland County for review per State law. 
Supported by Mr. Mendieta. 
VOTE: YES:  Beidoun, Burmeister, Justice, Mendieta, Ouellette,  

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

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

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



 
CITY OF AUBURN HILLS 

SPECIAL PLANNING COMMISSION  

MINUTES 
February 16, 2016 

 

1. CALL TO ORDER:   Planning Commission Chairperson Ouellette called the meeting to order at 7:00 p.m. 
 
2. ROLL CALL OF PLANNING COMMISSION: 
 Present:  Beidoun, Burmeister (arrived 7:45 p.m.), Hitchcock, Ochs, Ouellette, Pierce 

Shearer 
 Absent:  Justice, Mendieta,  

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

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

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

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

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

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

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

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

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

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

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

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

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

 
 



 

Not Yet Approved 

CITY OF AUBURN HILLS 
SPECIAL PLANNING COMMISSION  

MINUTES 
January 19, 2016 

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

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

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

 

 

 

 

 

 

 

 

 

 

 

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

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

  

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

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

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

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

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

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

 

 

 

 

 

 

 

 

 

 

 

 

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

 

 

 

 

 

 

 

 

  

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

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

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

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

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

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

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

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

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

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

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

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

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

Yes No Misc. 
 

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

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

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

5. Increase density.  Makes sense for 
community and developer 

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

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

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

preserved, then increasing the density is not 
an issue 

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

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

building 
 

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

2. Traffic congestion needs to be 
considered 

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

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

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

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

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

increase population 
2. Attached housing – better than apartment 

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

housing similar to Arbor Cove and Auburn 
Grove 

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

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

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

7. Attached single family is acceptable to 
community 

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

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

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

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

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

zoning 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

side of Shimmons  
5. Concerned that too many units on 

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

 

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

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

3. Preserve quality of neighborhood on 
Squirrel North of Tienken 

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

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

6. Shimmons curve – deep population 
concerns 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 

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

residential area 
4. No apartments Dutton to Walton - 

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

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

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

8. No development at all was one 
suggestion 

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

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

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

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

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

from Ajax.   
6. Higher residential densities will 

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

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

apartments, prefer condos – prefer 
residential – no retail 

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

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

Oakland Heights closes – as market 
demand increases 

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

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

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

corridor 

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

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

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

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

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

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

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

Mt. Rd. near or in Hawk Woods Nature 
Preserve 

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

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

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

bad.  No cell phone tower in Hawk Woods 

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

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

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

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

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

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

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

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

1. Comcast is a monopoly.  We 
want choice 

   



Page | 7 
 

 

 

Question #7:  Are you happy with the amount of retail uses in your neighborhood? 

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

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

housing but within five to ten minute 
drive 

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

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

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

proximity to Lapeer Rd. 

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

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

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

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

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

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

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

By Paul Kampe, The Oakland Press 

Monday, January 18, 2016

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

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

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

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

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

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

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

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

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

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

September 14, 2016 Meeting Agenda Item No. 5b. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  September 9, 2016 

Subject:  The H.U.B. (Home of Urban Bowling) 
   Public Hearing / Motion – Recommendation to City Council for Special Land Use Permit and Revised 

Site Plan approval 
 
INTRODUCTION 
This is a request from Envision to redevelop the long 
vacant 26,545 sq. ft. Big Buck Brewery building, 
located at 2550 Takata Drive, into a “football-bowling” 
entertainment venue. The property is zoned B-2, 
General Business district.  The investment is 
estimated to exceed $3.0 million. 
 
Envision is currently gutting the inside of the building 
to prepare it for renovations.  The company has made 
significant progress in beautifying the property by 
replacing dead/missing trees, fixing the lawn sprinkler 
system, repairing the parking lot, and maintaining the 
east detention pond. 
 
A Special Land Use Permit is requested for the 
proposed entertainment use of the building, along with 
a new 1,222 sq. ft. deck proposed on the east side of 
the building facing I-75.  The deck can be utilized as 
seating or courts.  A Revised Site Plan is requested to 
allow the renovation and alteration of the building 
façade. 
 

 

The giant beer bottle (grain silo) will be removed 
 as part of the building renovation  

Rendering of proposed revisions to the exterior of the building 
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The interior of the building will be transformed to include 16 football-bowling courts with spectating and eating areas, 
along with two bars, fast casual restaurant, two private function rooms, and outside seating. 
 

 
  

Photos taken from inside the building 

Proposed Floor Plan 

Courts 

Courts 
Private 
Room 

Private 
Room 

Outside 
Seating 

Eating 
Area and 

Bar 

Eating 
Area and 

Bar 
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STAFF RECOMMENDATION 
Please be advised that this project has been reviewed by the City’s Administrative Site Plan Review Team and 
has received a recommendation for approval.   
 
Note: Since the property is being restored to its previously approved condition, no review letters have been submitted 
by other Departments.  The primary purpose of the Revised Site Plan is to allow Envision to seek City approval to 
revise the current building façade and interior floor plan to accommodate the new use. 
 
We recommend approval of the Special Land Use Permit request to allow for the entertainment land use and outdoor 
seating area and offer the following discretionary findings of fact: 
1. The location of the use will not negatively impact adjacent areas, which includes non-residential zoned property. 
2. The land will be used in accordance with its immediate character, which is planned and zoned for non-residential 

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

intent of the City’s Zoning Ordinance. 
 
We recommend Conditional Approval of the Revised Site Plan and offer the following discretionary findings of fact: 
1. The Site Plan contains sufficient basic information required by the Zoning Ordinance for a recommendation. 
2. The requirements of Section 1815, Items 7A-7E of the Zoning Ordinance can be met as follows: 

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

internal access drive that outlets to Takata Drive and Aimee Lane. 
c) Traffic circulation features within the site and the location of parking areas avoid common traffic problems 

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

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

characteristics of the subject parcel or the adjacent area. 
3. Based upon the building’s occupancy, 280 spaces are required and 419 spaces are provided.  Note:  The current 

use requires much less parking than the former Big Buck Brewery due to the seating capacity reduction to 
accommodate the courts. For a point of reference, if all the usable floor area inside the building were to be 
utilized as restaurant use, then 378 spaces would be required. 

4. The parking layout meets minimum requirements and parking spaces will be provided for the handicapped (9 are 
required and 12 will be provided).  2 spaces will be van accessible.  

5. Building and parking setback requirements will be met. 
6. Greenbelts will be provided. 
7. Landscape requirements will be met and calculations have been submitted.  The landscaping is being restored 

to the previously approved condition.     
8. A note indicates that exterior lighting shall meet the requirements of the Zoning Ordinance.   
9. A note indicates that signs shall meet the requirements of the Zoning Ordinance.   
10. A note indicates that parking spaces shall be double striped. 
11. Ground-mounted and roof-mounted mechanical equipment will be screened.   
12. A note indicates that there will be no pallet storage, overnight vehicles or trailer storage. 
13. An 8 foot wide pathway exists along Opdyke Road. 
 
Conditions: 
1. Removal of the beer bottle (grain silo) as proposed. 
2. Envision may utilize outdoor music speakers in the deck area.  If installed, staff does not believe any nuisance 

issues will arise due to the ambient noise generated by vehicles traveling along I-75.  If noise complaints were to 
occur in the future, Envision has committed to work with the City to adjust the sound system. 

3. Permit approval is granted based on the use of the building as depicted on the floor plan and outlined in the 
written documents presented by Envision.  For purposes of clarification, the courts are intended for the football-
bowling activity only and shall not be converted at anytime to accommodate additional seating or other use 
unless revised Special Land Use approval is obtained from the City Council. 

 
 
 
 
 
 
 

View of the proposed building looking south from Auburn 
Road 

Recommended Action: 
“Move to recommend to City Council approval of the Special Land Use Permit and Revised 

Site Plan for The H.U.B., subject to the conditions of the administrative review team.” 
 
 
 
 





Former	Big	Buck	Brewery,	Auburn	Hills		
Business	Plan	

	
	 Name	 H.U.B.	(Home	of	Urban	Bombowling)	
	
	 Bombowling	 A	relatively	new	social	game	for	two	to	ten	players	played	on	a	

10	foot	by	55	foot	court	with	one	set	of	bowling	pins	at	each	
end	along	with	one	team	in	which	each	team	throws	a	
standard	football	at	the	pins	until	they	are	all	knocked	down.	

	 	 Because	of	the	shape	of	the	football	and	the	erroneous	
bounces	as	well	as	some	of	the	less-than-perfect	throws,	
sometimes	neighboring	ball	hit	neighboring	pins,	which	do	
count	and	add	to	the	excitement	of	the	sport.	

	
	 Owner	 Gary	Tenaglia	
	
	 Architect/Designer	 Ron	and	Roman,	Inc.	
	 	 Birmingham,	MI	

40	years	designing	the	finest	restaurants	in	the	metropolitan	
Detroit	Area,	and	around	the	world.	

	
	 Core	Creative	Team	 Brian	Hussey,	Kitchen,	Food	&	Beverage	Consultant	-	

Experience	includes	Pappas	Restaurants,	Houston,	TX	12	
years,	Mesquite	Creek	Steakhouse,	Clarkston	14	years,	Rosie	
O’Grady	Group,		7	years	

	
	 	 Tom	Batayeh,	Director	of	Kitchen	Operations,	Bottlz,	No	VI	

Chophouse		
	
	 	 Craig	Cushings,	Audio-Visual	–	Digital	Interiors,	Inc.,	audio	and	

television	system	design	and	installation.	
	

	 Hours	of	Operation	 Open	daily	at	11,	Close	Sunday	–	Wednesday	at	midnight	
	 	 Thursday	–	Saturday	at	2	am	
	
	Overview	of	Operation	 The	facility	will	include	16	courts	of	bombowling	with	

spectating	areas,	eating	areas,	two	bars,	and	private	function	
rooms.		There	will	be	large	video	walls	along	with	multiple	
television	screens	in	bar	areas	to	televise	sports.		Each	of	the	
16	courts	will	have	a	maximum	of	10	participants.		The	
ambience	will	be	one	of	high	energy	and	excitement	from	the	
moment	one	walks	in	the	door.		From	the	lighting	to	the	
concert	quality	music	played	at	an	audible	yet	unobtrusive	
level	to	allow	conversation.		The	staff	will	be	uniformed	in	
athletic	apparel	and	the	vibe	will	be	welcoming	and	exciting.		
Guests	will	be	guided	through	the	experience	from	a	well-
trained	staff.		Training	will	be	the	focus	for	at	least	30	days	
prior	to	opening	this	concept.		The	facility	will	seat	



somewhere	between	400	and	450	with	private	function	
rooms	to	facilitate	parties	ranging	in	size	from	25	to	350	
guests.	

	 	 	 	 	 	 	 	 	 	
	
	 Location	 We	feel	this	location	is	absolutely	perfectly	situated	for	this	

concept.		As	implied	in	the	name,	we	feel	this	will	become	a	
HUB	for	gathering,	a	HUB	of	activity,	an	entertainment	HUB.	

	 	 This	particular	location	affords	us	the	perfect	site	to	become	
this	HUB	with	the	access	to	the	I-75	corridor,	the	proximity	to	
universities,	auto	related	companies	and	FCA.		The	location	is	
perfect	for	pre-	and/or	post-Palace	events	entertainment	as	
well.		We	are	also	very	fortunate	to	be	withing	close	proximity	
to	a	large	number	of	hotel	rooms	in	the	area.		The	location	
within	Oakland	county	literally	puts	us	within	15	to	30	
minutes	of	millions	of	would-be	patrons.		We	feel	fortunate	to	
have	found	the	building,	the	location	and	the	parking	facilities	
in	an	area	with	such	strong	and	vital	neighbors.		We	intend	to	
provide	a	world-class	facility	and	experience	for	them	
commensurate	to	the	surrounding	community	and	with	an	
eye	to	the	future	of	this	entertainment/fast	casual	dining	
segment,	which	is	an	amazing	growth	concept	for	the	future.	

	
	 Renovations	 The	architects	and	designers	have	studied	this	building,	our	

concept	and	unique	opportunity	provided	by	both.		They	feel	
to	gain	the	deserved	impact	for	this	new	concept	we	must	
create	an	impact	from	our	I-75	optics.		This	building	has	had	a	
certain	presence	for	10-plus	years	and	we	knew	a	new	and	
exciting	face-lift	will	provide	us	the	“buzz”	that	this	concept	
demands.		The	challenge	was	taking	a	lodge	looking	steak	
house	concept	built	in	the	mid	1990s	and	bring	it	up	to	date	
with	a	look	that	is	inviting,	intriguing,	hip	and	that	will	remain	
so	for	the	next	20	years.		The	second	challenge	was	doing	all	
this	without	breaking	the	bank.		We	feel	all	this	and	more	have	
been	achieved	in	this	design	concept	being	proposed.		The	
colors,	the	lighting,	the	signage,	and	the	simplification	of	the	
building	along	with	the	beautification	of	the	property	will	
draw	people	off	of	I-75	to	check	out	what	is	happening	at	the	
H.U.B.	

	
	 Food	Program	 Scratch	kitchen	recipes	utilizing	high	quality	ingredients	all	

produced	in	house	including	all	baked	goods,	ground	meats,	
sausages,	sauces	and	dressings.		The	items	will	be	served	in	a	
fast	casual	format.		The	menu	will	include	neopolitan-style	
thin	crust	pizza	baked	in	our	custom	made	stone	oven	that	
will	be	the	centerpiece	of	our	display	kitchen.		We	will	also	
serve	the	best	burger	and	fries	in	the	area	utilizing	in-house	
ground	beef	and	craft-baked	buns	with	house-cut	twice-fried	



fries	you	would	expect	only	in	a	fine	restaurant.		Made	to	
order	fresh	salads	and	daily	made	soups,	along	with	stone	
oven	baked	breads	will	also	be	served.		The	menu	is	in	
development	stages	but	we	are	striving	to	have	some	unique	
signature	items	that	are	high	quality	and	can	be	served	in	our	
fast	casual	format.		Current	plans	are	to	give	the	customers	
the	option	to	order	at	the	counter	or	at	the	table	or	bar	and	
servers	deliver	the	food	to	the	customers	at	their	seat.		With	
all	the	office	buildings	in	the	area,	we	plan	to	provide	a	fast	
and	fresh	alternative	for	lunch,	where	patrons	can	come	in	
and	get	a	great	lunch	and	get	in	and	out	in	under	an	hour	and	
most	importantly	not	spend	typical	sit-down	restaurant	
prices.	

	
	 Bar	Program	 Full	service	bars	with	focus	on	craft	beers.		All	bartenders	and	

servers	will	be	fully	TIPS	trained.		Both	bars	will	be	
rectangular	and	narrow	allowing	for	the	interaction	of	
patrons	across	the	bar.		This	is	a	trend	in	more	social	
atmospheres	to	foster	interplay	between	the	guests.			

	
	 Private	Functions	 In	the	front	of	the	building	(on	I-75),	we	are	proposing	a	bar	

and	a	seating	area	flanked	by	two	private	rooms.		At	present	
we	are	working	to	facilitate	the	rooms	opening	to	the	center	
dining	room	to	give	us	the	option	to	make	it	one,	two	or	three	
separate	spaces.		Parties	renting	these	rooms	would	also	have	
the	option	of	renting	adjacent	bombowling	lanes	for	their	
guest	to	play	the	game	during	their	function.		We	are	also	
planning	an	addition	two	outdoor	bombowling	lanes	that	
could	be	utilized	by	a	party	as	well.		We	are	planning	on	
employing	a	full	time	marketing	person/party	planner	to	
work	with	businesses	and	private	individuals	to	plan	their	
parties	and	business	functions	in	our	facility.		The	menus	
available	for	such	functions	can	be	limitless.		We	will	have	a	
banquet	chef	and	staff	to	prepare	these	meals.		We	are	
planning	a	kitchen	that	could	prepare	a	five	course	meal	for	
350	guests	while	not	impacting	the	operation	of	our	display	
kitchen	providing	foodservice	for	our	other	patrons.		We	
envision	corporate	functions,	University	functions,	birthday	
parties	for	kids	(and	adults!),	as	well	as	any	function	where	
people	might	enjoy	providing	their	attendees	with	a	little	
diversion	other	than	food	and	drink.		

	
	 Employees	 We	forecast	a	total	of	around	120	full	time	and	part	time	

employees	with	a	total	of	45	working	during	our	busiest	
shifts.	

	
	 Security	 We	will	provide	security	as	needed	to	maintain	a	safe	and	

secure	environment	for	our	patrons.		The	facility	will	maintain	



security	cameras	with	recording	capabilities	both	inside	and	
outside.	 	

	
	 Community	Citizen	 We	want	to	become	an	integral	part	of	the	community	and	

support	all	that	is	our	community	from	sponsoring	local	youth	
sports	teams,	hosting	birthday	parties,	to	providing	
government	meeting	spaces,	party	facilities,	local	charity	
support	and	holiday	parties.		But	most	of	all	we	want	to	run	an	
operation	that	the	community	at	large	can	be	very	proud	of.	

	 	
	 Summary	 This	is	a	tremendously	exciting	opportunity	that	is	absolutely	

perfectly	situated	in	a	location	that	is	literally	second	to	none.		
If	we	were	starting	from	scratch	on	this	project	with	an	
unlimited	budget,	we	don’t	believe	we	could	have	found	a	
better	location	nor	built	a	better	facility	than	what	we	are	
proposing	to	complete.		Our	creative	team	of	food	
professionals,	design	professionals,	lighting	professionals,	
audio-visual	professionals	have	a	combined	experience	of	
over	200	years.		We	are	bringing	all	that	experience	together	
to	create	what	we	believe	will	be	the	place	to	be,	whether	for	a	
quick	lunch	with	great	quick	quality	food,	or	a	quick	beer	and	
snack	after	work,	a	family	dinner,	throw	in	a	game,	come	later	
for	the	bombowling	and	fun,	or	to	host	a	party	of	any	size.		We	
hope	to	provide	that	experience	for	everybody	of	every	age.		
We	intend	to	be	the	H.U.B.	of	southeastern	Michigan.	

	 	



MENU 
	

Snacks 
 

Homestyle Popcorn ............................... 2.99 
Chips and House-made Salsa .............. 3.49 
Potato Chips and House-made Dip ....... 4.29 
Oven baked Pretzel Sticks .................... 4.99 
 
Nachos 
 

Bean & Cheese ..................................... 2.99 
Steak, Bean & Cheese .......................... 4.99 
Chicken, Bean & Cheese ...................... 4.49 
 
Quesadillas 
 

Cheese .................................................. 4.69 
Steak & Cheese .................................... 5.99 
Chicken & Cheese ................................ 5.49 

Appetizer Baskets 
 

Fresh Baked Bread & Olive Oil ............. 3.99 
Fresh Baked Bread & Cheese Dip ........ 4.49 
Spinach Artichoke Dip & Bread ............ 5.49 
Cheesy Bread Sticks ............................ 4.29 
Hand Cut Fries ...................................... 3.99 
Chile Cheese Fries ............................... 4.99 
Sweet Potato Fries ............................... 3.99 
Onion Rings .......................................... 4.59 
Fried Bottle Caps (Jalapeños) .............. 4.59 
Fried Pickles ......................................... 4.89 
Shrimp Lollipops ................................... 8.99 
Fried Chicken Fingers ........................... 7.49 
Buffalo Wings ....................................... 8.99 
Roast Veg Platter .................................. 7.99 

 
 
Soup & Chili 
 

Chili (with meat & beans) ...................... 3.69 
Chicken white bean chili ........................ 3.99 
Clam chowder ....................................... 4.29 
Tomato Bisque ...................................... 3.99  
Vegetarian Minestrone .......................... 3.99 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Salads 
 

Caesar Salad ........................................ 4.49 
Chicken Caesar .................................... 6.49 
Greek Salad .......................................... 7.29 
Fried Chicken Salad (bacon, egg) ............. 6.89 
Chopped Traverse City Salad ............... 4.29 
Chopped Traverse City Chicken Salad . 6.29 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Pizza 
Caprese ................................................. 7.29 
Pepperoni .............................................. 7.99 
Sausage ................................................ 7.99 
Prosciutto .............................................. 7.99 
Mushroom ............................................. 6.89 
Everything ............................................. 8.99 
 
European Bocata Sandwiches on Avalon Baguette 
 

Jambon Buerre Prosciutto / Local Butter ..................... 2.49 
Caprese Roma Tomato / Fresh Mozz / Basil ........................ 2.99 
Roast Beef Bleu Cheese / Carmelized Onions / Arugula / Aioli .......... 3.39 
Smoked Salmon Roma Tomato / Capers / Red Onion / Cream Cheese 2.99 
Red,White & Bleu Roma Tomato / White Onion / Bleu Cheese ..... 3.39 
Chevre & Roasted Red Peppers Arugula ..... 2.99 
 
Mac & Cheese 
 

Plain ...................................................... 3.99 
Bacon, Tomato & Jalapeño ................... 4.99 
Chicken, Spinach & Artichoke ............... 5.99 
 
Fish  
 

Fish Sandwich Lettuce / Tomato / Tartar ..................... 3.99 
Fish & Chips (2 piece) ........................... 6.99 
Fish & Chips (3 piece) ........................... 8.99 
 
 

Burgers (sub house-made veg burger available) 
 
 

Single Burger ........................................ 2.99 
Double Burger ....................................... 4.99 
Single Cheeseburger ............................ 3.49 
Double Cheeseburger ........................... 5.99 
Single Bacon Cheeseburger ................. 3.99 
Double Bacon Cheeseburger ............... 6.99 
 
Crispy Chicken Sandwich 
 

With lettuce, tomato, onion, & mayo ..... 3.99 
Add Cheese  ......................................... 4.49 
Add Bacon & Cheese  .......................... 4.99 
 
Hot Dogs/Sausages 
 

Hot Dog ................................................. 2.99 
Coney Dog chili / onions / mustard ............................ 3.49 
Bratwurst peppers / onions .................................. 3.99 
Polish Sausage sauerkraut / onions ....................... 3.99 
Italian Sausage tomato gravy / mozz ...................... 3.99 
 
Tacos 
 

Steak ..................................................... 2.49 
Chicken ................................................. 2.29 
Fish ....................................................... 2.39 
Bean & Cheese ..................................... 1.99

	

Sizzlin’ Bites 
served with two dipping sauces 

 
 

Fried Chicken Bites ........................................... 4.99 
Buffalo Chicken Bites ........................................ 5.19 
Nashville Hot! Chicken Bites ............................. 5.19 
Grilled Chicken Bites ......................................... 4.99 
Blackened Chicken Bites .................................. 4.99 
Garlic Chicken Bites .......................................... 4.99 
 

Fried Fish Bites ................................................. 6.99 
Grilled Fish Bites ............................................... 7.99 
Blackened Fish Bites ........................................ 7.99 
Garlic Fish Bites ................................................ 7.99 
 

Grilled Rare Tuna Bites ..................................... 9.99 
Blackened Rare Tuna Bites .............................. 9.99 
Garlic Rare Tuna Bites ...................................... 9.99 
 

Sirloin Steak Bites ............................................. 8.99 
Blackened Sirloin Steak Bites ........................... 8.99 
Garlic Sirloin Bites ............................................. 8.99 
 

Tenderloin Bites .............................................. 12.99 
Blackened Tenderloin Bites ............................ 12.99 
Garlic Tenderloin Bites .................................... 12.99 
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September 14, 2016 Meeting Agenda Item No. 5e. 
  

To: Chairperson Greg Ouellette and the Planning Commission  

From: Shawn Keenan, Assistant City Planner 

Submitted: August 9, 2016 

Subject: Public Hearing / Motion - Recommendation to City Council to approve the establishment of a two-unit 
condominium on the property of the previously approved hotel development for Staybridge Suites and Holiday 
Inn Express. 
 

INTRODUCTION 
This is a request to establish a 2-unit condominium on property zoned B-2, General Business district.  The property is 
located on the west side of North Opdyke Road between Featherstone Road and Centre Drive.  The condominium units 
are the hotel buildings and all other property is designated as general common area. 
 

 
 
 
 
 
 
Staff recommended this form of parcel division to the applicant as the easiest way to address all the shared agreements 
between the two hotels.   
 
If ownership were ever to change in the future, all shared easements and agreements would be memorialized in the 
condominium Master Deed with all rights and responsibilities clearly outlined. 
 
STAFF RECOMMENDATION 
Please be advised that this project has been reviewed by the City’s Administrative Review Team and has 
received a recommendation for approval. 
 
We recommend approval for the establishment of a two unit condominium and offer the following discretionary findings of 
fact: 
1. The Site Plan approved by City Council on March 28, 2016 contained sufficient basic information required by the 

Zoning Ordinance for a recommendation. 
2. The requirements of Section 1815, Items 7A-7E of the Zoning Ordinance can be met as follows: 

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

Opdyke Road.   

Staybridge Suites Holiday Inn Express 

General Common Area 
(Surrounds both hotels – includes shared 

utilities, parking lots, green space, trees, etc.) 
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Recommended Action: 
“Move to recommend to City Council approval of establishment of a two-unit condominium 

on the property of the previously approved hotel development for Staybridge Suites and 
Holiday Inn Express, subject to the administrative review team’s conditions.” 

 
c) Traffic circulation features within the site and the location of parking areas avoid common traffic problems and 

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

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

characteristics of the subject parcel, or the adjacent area. 
3. The site plan which received City Council Approval on March 28, 2016 was in compliance with the requirements of 

the Zoning Ordinance and all other applicable municipal codes. 
4. The applicant has submitted a Development Agreement for the project per the Zoning Ordinance.  Approval of the 

condominium shall be subject to final approval of the Condominium Master Deed and all other legal documents by 
the City Attorney. 

 
Conditions: 
1. The City Attorney’s review and approval of all appropriate condominium documents. 
 

 
 

 





   

 

Planning Commission  
Public Notice 

 
 

Meeting Date, Time, and Location: 
 

Wednesday, September 14, 2016 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Staybridge Suites and Holiday Inn Express 
 

General Property Location: Generally located on the west side of North Opdyke Road, between 
Featherstone Road and Centre Road.     
Sidwell Nos. 14-23-351-014    
 

Applicant: Imad Sitto, Hills Hospitality Investment, LLC - 248-709-0044 
 

Nature of the Request: Recommendation to City Council to approve the establishment of a 
two-unit condominium on the property of the previously approved hotel 
development. 
 

City Staff Contact: Shawn Keenan, Assistant 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, Assistant 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. 
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OPDYKE HOTELS CONDOMINIUM ASSOCIATION, INC. 
A BUSINESS CONDOMINIUM  

CITY OF AUBURN HILLS, OAKLAND COUNTY, MICHIGAN 
 

Development Agreement 
 

 AGREEMENT dated August ____, 2016, between OPDYKE HOTELS 
CONDOMINIUM ASOCIATION, a Michigan corporation (“Developer”), and the City of 
Auburn Hills, a Michigan municipal corporation (“City”) to confirm certain rights and 
obligations relating to development and use of an approximately four and 59/100 (4.59) 
acre parcel located in the City and more particularly described on the attached Exhibit 
“A” hereto (the “Property”). 
 

Recitals 
 

 WHEREAS, Developer is the owner of the Property and is the developer of a 
proposed business condominium on the Property (the “Development”).  The legal 
description of the Property is attached and shown on Exhibit “A”; and 
 
 WHEREAS, on ______________, 2016, the City Council granted site plan 
approval pursuant to requirements and procedures of the Auburn Hills Zoning 
Ordinance.  A copy of the approved site plan (the “Site Plan”) is attached as Exhibit “A”; 
and 
 
 WHEREAS, it is the purpose of this Agreement to confirm the rights and 
obligations of the City and the Developer with respect to the Development and the 
Property. 
 
 NOW THEREFORE, in consideration of the foregoing and for good and valuable 
consideration, IT IS AGREED as follows: 
 
1. All units within the Development shall be condominium units. 
 
2. The Property shall be developed in accordance with this Development 
Agreement, the Site Plan, and City approved grading, utility and engineering plans; 
subject to any modifications of the Site Plan as provided in paragraph 5 below, and 
subject to the provisions herein. 
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3. The Site Plan shows and requires development of the Property in one (1) phase 
with two (2) units.   
 
4. As a condition of the site plan approval, the Developer is required, before any 
permits for development activity on the property are granted, to present to the City for 
approval as to form and content by the City Attorney a proposed Master Deed for the 
subject property.  The Master Deed applicable to the property shall contain provisions 
obligating the Developer and all successor owners and occupiers of the property to 
maintain and preserve the drainage facilities servicing the property and to maintain, 
repair, and replace the parking areas, roads, drives and landscaping, including snow 
removal.  The Developer and all successor owners of the property shall be responsible 
and obligated for the perpetual maintenance, repair, and replacement of the parking 
areas, roads, drives, landscaping and drainage facilities.  The Master Deed shall also 
contain the following provisions: 
 

a. Comply with stormwater drainage requirements outlined in the City of 
Auburn Hills Engineering Ordinance. 

b. Adherence to the soil erosion and sedimentation control provisions 
mandated by the Oakland County Water Resources Commission. 

 
5. The Developer may request that the City approve modifications and/or revisions 
to the approved Site Plan based on the following: 

 
a. To comply with requirements of the Michigan Department of 

Environmental Quality, the Road Commission for Oakland County, the 
Oakland County Drain Commissioner, or any other agency of the State of 
Michigan or Oakland County having approval authority with respect to 
development of the property, subject to the provisions of paragraphs 5(b) 
and 5(c) herein; or 

b. The Community Development Department may approve modifications to 
the Site Plan that do not (i) materially change the road layout; and (ii) 
materially reduce the size and/or increase the density of the units.  
Modifications and/or revisions proposed by Developer pursuant to this 
paragraph 5(b) shall be consistent with the approved Site Plan and shall 
not adversely affect the character or quality of the Development; or 

c. Modifications to the approved Site Plan that the Community Development 
Department deems to be material and/or that do not qualify under 
Paragraph 5(b) above shall be reviewed for approval by the City Council 
pursuant to the approval procedures of the Zoning Ordinance. 

 
6. The Developer shall be obligated to design, completely construct, finance and 
provide financial assurances for the completion of all improvements shown on Exhibit B, 
and on the landscape plan approved by the City Council, or as such plans may be 
modified by the Developer and approved by the City as provided in paragraph 5 hereof.  
All such financial assurances will be required under the applicable City ordinances and 
and as provided and required in this Agreement.  Without limiting the foregoing, it is 
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further understood that modifications to the landscape and utility plans may be 
necessary or desirable because of site conditions or engineering concerns, which 
modifications shall be subject to review and approval by the City, which approval will not 
be unreasonably withheld or delayed.  Financial assurances provided by the Developer 
shall be in the form and in the amounts required in the City’s ordinances; provided, 
however, that the City agrees that the Developer may satisfy all financial assurances 
required by providing a cash bond, letter of credit with evergreen clause, title company 
escrow pursuant to an escrow arrangement reasonably satisfactory to the City, or other 
form of financial assurance the City deems acceptable.  In all instances in which the 
City rightfully utilizes the proceeds of a financial assurance given to ensure completion 
of improvements pursuant to City ordinances, the City and its contractors and agents, 
shall be permitted, and are hereby granted authority, to enter upon the Property for the 
purpose of completing the respective improvements. 
 
7. The Developer has agreed to provide the following to the City prior to the pre-
construction meeting for the project: 
 

1. Completed and approved site construction drawings with City of Auburn Hills 
details. 

2. Copies of all necessary site construction permits. 
3. Approved building plans. 
4. Finalized Exhibit B drawings to the Master Deed. 

 
8. Building permits for the individual buildings shall be issued when water mains, 
sanitary sewer lines and other utilities are installed to service the buildings and have 
been accepted by the City and the appropriate utility companies, and when paved road 
access is available. 
 
9. Road, public sanitary sewer service, public water service, storm water drainage, 
detention and retention facilities, gas and electric utilities, and landscaping shall be 
completely constructed and provided by and at the sole expense of the Developer, its 
successors, assigns, and transferees to service the property and all of the units and 
buildings located thereon.  
 
10. The Developer may change the name of the Development, but shall notify the 
City in writing upon making any such change.  Said revised project name shall not 
conflict with the names of other developments or streets within the City so as to avoid 
confusion for emergency service personnel. 
 
11. The Developer shall be entitled to install temporary marketing signs and 
permanent identification signs on Opdyke Road.  Said signs shall comply with all 
applicable Auburn Hills Zoning Ordinance requirements and shall be at locations that 
are mutually agreed to by the parties to this Agreement.  In addition, the Developer 
acknowledges: 
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a. Temporary marketing signs shall not be permitted to locate in, project into, 
or overhang a public right-of-way, dedicated public easement, or public 
property within the City. The Developer shall be fully responsible for 
compliance with this provision of the City Zoning Ordinance. Failure to 
meet this requirement will result in civil infraction citation(s) being issued 
to the Developer by the City. 

 
12. The Developer shall be entitled to immediately install and maintain an on-site 
construction trailer with said trailer to comply with all Auburn Hills City Code 
requirements, including but not limited to the Auburn Hills Zoning Ordinance and said 
trailer shall be at locations that are mutually agreed to be the parties to this Agreement.  
 
13. In the event physical development is not commenced within one (1) year after 
site plan approval by the City Council, then this Agreement and any other approvals 
received from the City pursuant to this Agreement, unless extended by written 
agreement of the parties, shall have no further force and effect, and development and 
use of the Property shall be governed by the provisions of the Zoning Ordinance then in 
effect. 
 
14. In the event of conflict between the provisions of this Agreement and any 
subsequent amendments hereof and the provisions of the Auburn Hills Zoning 
Ordinance, the provisions of this Agreement shall govern.  Except for any such conflict, 
the provisions of the Zoning Ordinance in existence at the time of execution of this 
Development Agreement shall apply.  The Development and use of the Property 
pursuant to this Agreement, including any subsequent amendments, shall be deemed to 
be lawful conforming development and use. 
 
15. The Developer has negotiated with the City the terms of this Development 
Agreement, and such documentation represents the product of the joint efforts and 
agreement of the Developer and the City.  The Developer fully accepts and agrees to 
the final terms, conditions, requirements and obligations of this Development 
Agreement.  The Developer understands that this Agreement is authorized by 
applicable local, state and federal laws, ordinances and constitutions and the Developer 
shall be estopped from taking a contrary position in the future, and the City shall be 
entitled to injunctive relief to prohibit any actions by the Developer that are inconsistent 
with the terms and provisions of this Agreement. 
 
16. The Developer’s rights to develop the Property as provided for in this Agreement 
are fully vested on the City’s execution of this Agreement subject to the provisions 
herein.  Plans in conformity with this Agreement shall be approved.  This Development 
Agreement shall run with the land constituting the Property, and shall be binding upon 
and inure to the benefit of Developer and the City, and their respective heirs, 
successors, assigns, and transferees, and immediately upon execution of this 
Development Agreement by all parties, a memorandum of this Agreement, or the 
Agreement itself, shall be recorded with the Oakland County Register of Deeds.  This 
Development Agreement shall be interpreted and construed in accordance with 
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Michigan law, and shall be subject to enforcement only in Michigan courts.  The parties 
understand and agree that this Development Agreement is consistent with the intent 
and provisions of the Michigan and U.S. Constitutions and all applicable law. 
 
17. This Agreement constitutes the entire agreement between the parties, and may 
not be modified, amended or terminated except in a writing executed by the parties. 
 
18. The Developer shall be permitted to assign its rights and obligations under this 
Agreement at any time by providing the City with written notice of such assignment.  
Upon the assignment of the Developer’s rights and obligations, the assignee will 
become the “Developer” hereunder and the initial Developer will have no further 
obligations or liability under this Agreement.  Upon the establishment of the 
condominium association and the transfer control from the Developer to the 
condominium association, the Developer will have no further obligations or liability 
under this Agreement, with said obligations and liability being assumed by and 
becoming the responsibility of the condominium association. 
 
IN WITNESS WHEREOF the parties have set their hands as of the date first above 
written. 
 

OPDYKE HOTELS CONDOMINIUM ASOCIATION, 
     A Michigan corporation 
 
 
     By: _____________________________________ 
      Basil Bacall, Its President 
 
     CITY OF AUBURN HILLS, 
     A Michigan municipal corporation 
 
 
     By: _____________________________________ 
      Its: 
 

CITY OF AUBURN HILLS, 
     A Michigan municipal corporation 
 
 
     By: _____________________________________ 
      Its: 
 

(jurats on following page) 
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STATE OF MICHIGAN ) 
    ) ss 
COUNTY OF OAKLAND ) 
 
The foregoing instrument was acknowledged before me this ________ day of 
_____________, 2016, by Basil Bacall, President of OPDYKE HOTELS 
CONDOMINIUM ASOCIATION, a Michigan corporation, on behalf of the company. 
 
 
 
 
      _____________________________________ 
                                 Notary Public 
                                 County, Michigan 
      My commission expires: 
      Acting in                County 
 
STATE OF MICHIGAN ) 
    ) ss 
COUNTY OF OAKLAND ) 
 
The foregoing instrument was acknowledged before me this ________ day of 
_____________, 2016, by                   , as Mayor, and                         , as Clerk, of the 
City of Auburn Hills, a Michigan municipal corporation, on behalf of the corporation. 
 
 
 
 
      _____________________________________ 
                                 Notary Public 
                                 County, Michigan 
      My commission expires: 
      Acting in                County 
 
Prepared by: 
Ramy Sesi, Esq. 
Attorney at Law 
32000 Northwestern Highway, Suite 155 
Farmington Hills, MI 48334 
(248) 626-5050 
 



ASSOCIATION BYLAWS OF  
OPDYKE HOTELS CONDOMINIUM ASSOCIATION 

 
SECTION I CONDOMINIUM BYLAWS 

 
The Condominium Bylaws of Opdyke Hotels Condominium Association, a condominium project, attached as a 
part of the Master Deed pertaining to the Project and recorded in the office of the register of deeds of Oakland 
County, Michigan, are incorporated by reference and adopted in their entirety as a part of the Bylaws of this 
Association. The capitalized terms in these Bylaws shall have the meanings given to them in the Condominium 
Bylaws and in the Master Deed. 
 

SECTION II MEETINGS AND QUORUM 
 

1. Membership Meetings. Each Unit Owner shall be a member of the Association and for purposes of these 
bylaws are sometimes called Members. The initial meeting of the members, absent a special call by the 
Board of Directors, shall be held on Developer’s call at or before the time required for the meeting by the 
Condominium Bylaws. At the meeting, the Directors elected at the First Meeting of Incorporators shall 
resign, and a new Board of Directors shall be elected by the members as provided below. 
 
2. Annual Meeting of Members. After the initial meeting, the annual meeting of members shall be held on 
each year at the date, time, and place designated by the Board of Directors. Notice of all annual meetings 
shall be as provided in the Condominium Bylaws. 
 
3. Delayed Annual Meeting of Members. If, for any reason, the annual meeting is not held on the day 
designated by the Board of Directors, the meeting may be called and held as a special meeting with the same 
proceedings as at an annual meeting. 
 
4. Special Meetings of Members. Special meetings of the members may be called by the president, by a 
majority of the Board of Directors, or by Owners having at least 35 percent of the votes entitled to notice of 
the meeting. Notice of special meetings shall be provided in the same manner as for annual meetings. 
 
5. Organizational Meeting of Board. At the same place as the annual meeting of members and 
immediately following it, the Board as constituted on final adjournment of the annual meeting shall convene 
an organizational meeting to elect officers and transact any other business properly proposed. The 
organizational meeting in any year may be held at a different time and place by consent of a majority of the 
Directors. 
 
6. Regular Meetings of the Board. In addition to its organizational meeting, the Board may hold regular 
meetings at other times and places it determines. Notice of regular meetings shall be given to each Director 
personally or by mail, telephone, fax, or e-mail at least five days before the date of the meeting. Regular 
meetings of the Board of Directors may be held by telephone or e-mail in lieu of all of the Board of 
Directors meeting at one location. 
 
7. Special Meetings of Board. Special meetings of the Board may be called by the president or by any two 
Directors by written notice to each Director of the time, place, and purpose of the meeting, at least three 
days before the date of the meeting. Special meetings of the Board of Directors may be held by telephone or 
by e-mail in lieu of all of the Directors meeting at one location. 
 
8. Notice and Mailing. All written notices required to be given to members by any provision of these 
Bylaws shall state the authority pursuant to which they are issued (e.g., “by order of the president” or “by 
order of the Board of Directors”). Each notice shall be deemed duly served when it has been deposited in the 



U.S. mail, with postage fully prepaid, plainly addressed to the addressee at the addressee’s last address 
appearing on the membership records of the Association. 
 
9. Waiver of Notice. Notice of the time, place, and purpose of any meeting of the members or of the Board 
of Directors may be waived by telegram, cablegram, or other writing, either before or after the meeting has 
been held. Attendance at any meeting of the Board constitutes a waiver of notice, except when a Director 
attends for the express purpose of objecting to the transaction of any business because the meeting is not 
lawfully called or convened. 
 
10. Quorum. A quorum of the members shall be as set forth in the Condominium Bylaws. A majority of the 
Directors then in office shall constitute a quorum for the transaction of business. Members or Directors 
present or represented at any such meeting may continue to do business until adjournment, notwithstanding 
the withdrawal of enough persons to leave less than a quorum, and may adjourn the meeting for not more 
than 30 days, without notice other than announcement at the meeting, until a quorum is present or 
represented. 
 

SECTION III BOARD OF DIRECTORS 
 

1. Number and Term. The business, property, and affairs of the Association shall be managed by a Board 
of Directors composed two (2) members. The number of persons comprising each subsequent Board shall be 
determined by vote of the members before the establishment of each Board. However, if a motion is not 
made and carried to increase or decrease the number of Directors, the Board shall consist of the same 
number of persons as previously comprised the full Board of Directors. 
 
In addition, the members may, by resolution duly made and passed, provide that in lieu of annually electing 
all Directors, the Directors shall be divided into two or three groups, each to be as nearly equal in number as 
possible, with terms of office such that the term of Directors in the first group will expire at the first annual 
meeting following their election, that of the second group will expire at the second annual meeting after 
their election, and that of the third group, if any, will expire at the third annual meeting after their election. 
At each annual meeting after the classification of the Board of Directors, a number of Directors equal to the 
number of the group whose term is expiring shall be elected to hold office until the second succeeding 
annual meeting if there are two groups or until the third succeeding annual meeting if there are three groups. 
However, until the initial meeting of the members as required by the Condominium Bylaws, the Directors 
named in the Articles of Incorporation and their successors shall serve. 
 
2. Qualification. Except for members of the first Board, each Director shall be an Owner (or if an Owner is 
a trustee of a trust, a Director may be the trustee of the trust or a beneficiary, and if an Owner is a 
corporation or a partnership, a Director may be an officer or a partner of the Owner). If a Director ceases to 
meet the qualifications during the Director’s term, the Director shall cease to be a Director, and that place on 
the Board shall be deemed vacant. 
 
3. Vacancies. Vacancies in the Board may be filled by the affirmative vote of a majority of the remaining 
Director or Directors, even if less than a quorum of the Board. Each person elected to fill a vacancy shall 
remain a Director until a successor has been duly elected and qualified, and the election shall be for a term 
equal to that remaining of the Director whose death or resignation has created the vacancy. 
 
4. Resignation and Removal. A Director may resign at any time, and the resignation shall take effect on 
receipt of written notice by the Association or at a subsequent time set forth in the notice of resignation. Any 
or all the Directors may be removed, with or without cause, by the vote of a majority of the votes of 
Owners. 
 



5. Action by Written Consent. If all the Directors severally or collectively consent in writing to any action 
to be taken by the Association, either before or after the action, the action shall be as valid an action as 
though it had been authorized at a meeting of the Board. 
 
6. Powers and Duties. In addition to the powers and duties imposed or permitted by law, by these Bylaws, 
or by resolution of the members of the Association, the Board of Directors shall have all powers and duties 
necessary to administer the affairs of the Condominium as set forth in the Condominium Bylaws. 
 
7. Rules and Regulations. The Board of Directors shall propose regulations respecting the use and 
enjoyment of the Units and Common Elements of the Condominium and other rules and regulations 
necessary to maintain and operate the Condominium. All regulations and amendments shall be adopted and 
promulgated in the manner set forth in the Condominium Bylaws. All rules and regulations imposed by the 
first Board of Directors before the initial meeting of members shall be binding on all subsequent members 
unless amended. 
 
8. Compensation. Directors shall receive no compensation for their services as directors unless expressly 
provided for in resolutions duly adopted by not less than 60 percent of all Owners. 
 

SECTION IV OFFICERS 
 

1. Designation and Term. The Board shall elect a president, a secretary, and a treasurer and may also elect 
one or more vice presidents, assistant secretaries, and assistant treasurers, as the needs of the business 
require. Each officer shall hold office for the term of one year and until a successor is elected and qualified. 
No officer shall receive any compensation from the Association for acting in that capacity. 
 
2. Qualification. Except for members of the first Board, each officer (president, vice president, secretary, 
and treasurer) shall be a Owner (or if an Owner is a trustee of a trust, a principal officer may be the trustee 
or a beneficiary of the trust, and if an Owner is a corporation or a partnership, an officer may be an officer 
or a partner of the corporation or partnership). The Board may elect non-Owners to fill the positions of 
assistant officers if they feel that additional expertise is needed. 
 
3. The President. The president shall be the chief executive officer of the Association. The president shall 
preside over all meetings of the members and of the Board and shall be ex officio a member of all standing 
committees. 
 
4. The Secretary. The secretary shall attend all meetings of the members, of the Board, and of any 
executive committee and shall preserve in books of the Association true minutes of the proceedings of all 
meetings. The secretary shall safely keep in custody any seal of the Association and shall have authority to 
affix the seal to all documents on which its use is required. The secretary shall give all notices required by 
statute, Bylaw, or resolution and shall perform other duties delegated to the secretary by the Board or by the 
president. 
 
5. The Treasurer. The treasurer shall have custody of all Association funds and securities and shall keep in 
books belonging to the Association full and accurate accounts of all receipts and disbursements. The 
treasurer shall deposit all monies, securities, and other valuable effects in the name of the Association in 
depositories the Board designates for that purpose. The treasurer shall disburse the funds of the Association 
as ordered by the Board, taking proper vouchers for the disbursements, and shall render to the president and 
Directors at regular meetings of the Board, and whenever requested by them, an account of all transactions 
and of the financial condition of the Association. 
 
6. Vacancies. Vacancies in any office may be filled by the affirmative vote of a majority of the remaining 
members of the Board at any regular or special meeting. Each person appointed to fill the vacancy shall 



remain an officer for a term equal to that remaining of the officer whose death or resignation created the 
vacancy and until a successor has been duly elected and qualified. 
 
7. Resignation and Removal. An officer may resign at any time, and the resignation shall take effect on 
receipt of written notice by the Association or at a subsequent time set forth in the notice of resignation. Any 
or all the officers may be removed, with or without cause, by the vote of a majority of the Board of 
Directors. 
 

SECTION V INDEMNIFICATION 
 

1. Scope of Indemnification. The Association shall indemnify to the fullest extent authorized or permitted 
by the laws of the State of Michigan, any person, or the person’s estate or personal representative, who is 
made or threatened to be made a party to an action, suit, or proceeding (whether civil, criminal, 
administrative, or investigative) because the person is or was a director or an officer of the Association or 
serves or served in any other enterprise at the request of the Association. Persons who are not Directors or 
officers of the Association may be similarly indemnified in respect of services rendered to the Association 
or at the request of the Association to the extent authorized at any time by the Board of Directors of the 
Association. The provisions of this section shall apply to Directors and officers who have ceased to render 
service and shall inure to the benefit of their heirs, personal representatives, executors, and administrators. 
This right of indemnify shall not be exclusive, and the Association may indemnify any person, by agreement 
or otherwise, on whatever terms and conditions the Board of Directors of the Association approves. Any 
agreement for the indemnification of any director, officer, employee, or other person may provide 
indemnification rights that are broader or otherwise different than those set forth in the laws of the State of 
Michigan, unless otherwise prohibited by law. 
 
2. Authorization of Indemnification. Any indemnification under this section 5 (unless ordered by a court) 
shall be made by the Association only when authorized in the specific case on a determination that 
indemnification of the Director, officer, employee, or agent is proper in the circumstances because that 
person has met the applicable standard of conduct set forth in this section and after 10 days’ written notice 
to all Owners of the facts surrounding the request for indemnification. The determination shall be made (a) 
by the Board of Directors by a majority vote of a quorum consisting of Directors who were not parties to the 
action, suit, or proceeding; (b) if a quorum is not obtainable or, even if obtainable, when a quorum of 
disinterested Directors directs, by independent legal counsel (who may be the regular counsel of the 
Association) in a written opinion; or (c) by the members by a majority vote of a quorum at a meeting of the 
members. 
 
3. Advancing of Expenses. The Association may pay expenses incurred in defending a civil or criminal 
action, suit, or proceeding described in section 5.1 in advance of the final disposition of the action, suit, or 
proceeding as authorized by the Board of Directors on receipt of an agreement by or on behalf of the 
Director, officer, employee, or agent to repay the amount unless it is ultimately determined that the person is 
entitled to be indemnified by the Association as authorized in this section. 
 
4. Insurance. The Association may purchase and maintain insurance on behalf of any person who is or was 
a Director, an officer, an employee, or an agent of the Association or who is or was serving at the request of 
the Association as a director, an officer, an employee, or an agent of another Association, partnership, joint 
venture, trust, or other enterprise against any liability asserted against that person and incurred by that 
person in any capacity for the Association or arising out of that status, whether or not the Association would 
have the power to indemnify that person against the liability under the provisions of this section. 
 
5. Mergers. For the purposes of this section, references to the Association include all constituent entities 
absorbed in a consolidation or merger, as well as the resulting or surviving entity, so that any person who is 
or was a Director, an officer, an employee, or an agent of such a constituent entity or who is or was serving 



at the request of the constituent entity as a Director, an officer, an employee, or an agent of a corporation, 
partnership, joint venture, trust, or other enterprise shall stand in the same position under the provisions of 
this section 5 with respect to the resulting or surviving Association as that person would if that person had 
served the resulting or surviving Association in the same capacity. 
 

SECTION VI GENERAL PROVISIONS 
 

1. Liability of Members. The Association and the Board shall have the power to raise and the responsibility 
for raising, by special assessment or otherwise, any sums required to discharge its obligations under these 
Bylaws. However, the liability of any Owner arising out of any contract made by or other acts of the 
Directors, officers, or a committee or out of the indemnity provisions shall be limited to the proportion of 
the total liability that the Owner’s percentage of value in the common elements bears to the total percentage 
interest of all Owners in the common elements. Every agreement made by the Directors, officers, 
committees, or managing agent on behalf of the Owners shall provide that the persons signing it are acting 
only as agents for the Owners and shall have no personal liability (except as a Owner) and that each 
Owner’s liability under the agreement shall be limited to the proportion of the total liability incurred that the 
Owner’s percentage of interest in the Common Elements bears to the total percentage interest of all Owners 
in the Common Elements. 
 
2. Signing of Documents. All checks, drafts, and orders for payment of money shall be signed in the name 
of the Association by an officer or officers or agent or agents as the Board shall from time to time designate 
for that purpose. When the signing of any contract, conveyance, or other document of title has been 
authorized without specification of the signing officers, the president, or a vice president, if any, may 
undertake the signing in the name or on behalf of this Association without attestation, acknowledgment, or 
seal. 
 
3. Fidelity Bonds. The Association may require that all officers, employees, and others who are responsible 
for handling funds of the Association obtain adequate fidelity coverage to protect against dishonest acts, the 
cost of which shall be an expense of administration. 
 
4. Seal. Any seal of the Association shall have inscribed the name of the Association and the words 
“Corporate Seal, Michigan.” The seal may be used by causing it to be impressed or affixed on a document. 
 
5. Fiscal Year. The fiscal year of the Association shall be fixed by resolution of the Board. 
 

SECTION VII AMENDMENT OF BYLAWS 
 

1. Amendment Procedures. The power to amend or repeal these Association Bylaws, or to adopt new 
Association Bylaws, has been reserved exclusively to the members of the Association. However, until the 
initial meeting of members has been held, these Bylaws may be amended by the unanimous action of the 
Directors appointed in the Articles of Incorporation or their successors. Amendments may be proposed by 
the Board of Directors or by petitions signed by at least 20 percent of the members but shall not be effective 
until approved by a majority of the members voting at any regular or special meeting of members at which a 
quorum is present. A description of any proposed amendment shall accompany the notice of any regular or 
special meeting at which the proposed amendment is to be voted on. 
 



 
 
 
 
 
 
 
 
 

MASTER DEED OF  
OPDYKE HOTELS CONDOMINIUM ASSOCIATION 

(Pursuant to the Condominium Act, MCL 559.101 et seq.) 
 

Oakland County Condominium Subdivision Plan No. _________ containing 
 

1.  Master Deed establishing Opdyke Hotels Condominium Association; 
 
2.  Form A to Master Deed: Condominium Bylaws; 
 
3.  Form B to Master Deed: Condominium Subdivision Plan; 
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MASTER DEED of  

Opdyke Hotels Condominium Association  
 

This Master Deed is signed and delivered on August ___, 2016, by Opdyke Hospitality 
Investment, LLC, a Michigan limited liability company, of 2350 Franklin Road, Suite 
140, Bloomfield Hills, MI 48302 (“Developer”), on the terms and conditions set forth 
below. 
 

Section 1. ESTABLISHMENT OF CONDOMINIUM 
 

1.1 Project. Developer is engaged in the development of a condominium project to be 
known as Opdyke Hotels Condominium Association (the Project), in the City of Auburn 
Hills, County of Oakland, State of Michigan, on a parcel of land as described in section 2. 
 
1.2 Establishment of Condominium. Developer desires, by recording this Master Deed 
together with the Condominium Bylaws attached as form A and the Condominium 
Subdivision Plan attached as form B to establish the real property described in section 2 
(the Property), together with the improvements located and to be located on the Property, 
as a condominium project (the Condominium) under the provisions of the Michigan 
Condominium Act (the Act). Developer declares that on the recording of this Master 
Deed, the Condominium shall be a Project under the Act and shall be held, conveyed, 
encumbered, leased, rented, occupied, improved, or in any other manner used subject to 
the provisions of the Act and to the covenants, conditions, restrictions, uses, limitations, 
and affirmative obligations in this Master Deed, all of which shall be deemed to run with 
the land and to be a burden on and a benefit to Developer; its successors and assigns; any 
persons who may acquire or own an interest in the Condominium; and their grantees, 
successors, heirs, personal representatives, administrators, and assigns. 
 
1.3 Project Description. The Project is a hotel site condominium. The Condominium 
units that may be developed in the Project, including the number, boundaries, 
dimensions, and area of each unit (Unit), are shown on the Condominium Subdivision 
Plan. Each of the Units is capable of individual use by reason of common entrance from 
and exit to a common element of the Project (a public road). 
 
1.4 Owner Rights. Each owner of a Unit (Owner) in the Project shall have an exclusive 
property right to Owner’s Unit and to the limited common elements that are appurtenant 
to Owner’s Unit and shall have an undivided right to share with other Owners in the 
ownership and use of the general common elements of the Project as described in this 
Master Deed. 
 

Section 2. LEGAL DESCRIPTION OF THE PROPERTY 
 

2.1 Condominium Property. The land that is being submitted to Condominium 
ownership in accordance with the provisions of the Act is described on the first page of 
the attached Subdivision Plan. 



 
2.2 Beneficial Easements. Easements are created and conveyed in this Master Deed to 
and for the benefit of the Project and the Units located in the Project, and the Project and 
the Units located in the Project are benefited and burdened by the ingress, egress, utility, 
and other easements described or shown on Form B. 
 

Section 3. DEFINITIONS 
 

3.1 Definitions. Certain terms used in this Master Deed are defined terms and have the 
meaning given them in the text where they are defined, and the same meaning shall be 
ascribed to the term in various other instruments with regard to the Project such as, by 
way of example and not limitation, the Articles of Incorporation, Association Bylaws, 
and Rules and Regulations of the Opdyke Hotels Condominium Association, a Michigan 
corporation, and various deeds, mortgages, land contracts, easements, and other 
instruments affecting the establishment or transfer of interests in the Project. As used in 
documents regarding the Project, unless the context otherwise requires: 
 

a. Act or Condominium Act means the Michigan Condominium Act, MCL 559.101 et 
seq. 
 
b. Association or Association of Owners means Opdyke Hotels Condominium 
Association, the Michigan corporation of which all Owners shall be members, which 
shall administer, operate, manage, and maintain the Project. 
 
c. Association Bylaws means the corporate bylaws of the Association organized to 
manage, maintain, and administer the Project. 
 
d. Common Elements means the portions of the Project other than the Condominium 
Units, including all general and limited common elements described in section 4 of 
this Master Deed. 
 
e. Condominium Bylaws means form A to this Master Deed, which are the bylaws 
that describe the substantive rights and obligations of the Owners. 
 
f. Condominium Documents means this Master Deed with its forms, the Articles of 
Incorporation and Bylaws of the Association, the Rules and Regulations adopted by 
the board of directors of the Association, and any other document that affects the 
rights and obligations of an Owner in the Condominium. 
 
g. Condominium Property or Property means the land referenced in section 2, as that 
may be amended, together with all structures, improvements, easements, rights, and 
appurtenances on or belonging to the Condominium Property. 
 
h. Condominium Subdivision Plan or Subdivision Plan means form B to this Master 
Deed, which are the survey and other drawings depicting the real property and 
improvements to be included in the Project. 



 
i. Condominium Unit or Unit means the portion of the Project that is designed and 
intended for separate ownership and use, as described in this Master Deed. 
 
j. Owner means the person, firm, corporation, partnership, association, trust, other 
legal entity, or combination of entities that owns a Condominium Unit in the Project, 
including both the vendees and vendors of any land contract of purchase. 
 
k. Developer means Opdyke Hospitality Investment, LLC, a Michigan limited 
liability company, which has signed, delivered, and recorded this Master Deed, and 
their successors and assigns. 
 
l. Development and Sales Period means the period continuing for as long as 
Developer or its successors continue to own and offer for sale any Unit in the Project, 
excepting any Unit that was previously conveyed by Developer and then repurchased 
by Developer. 
 
m. General Common Elements means the Common Elements described in section 4.1, 
which are for the use and enjoyment of all Owners in the Project. 
 
n. Limited Common Elements means the Common Elements described in section 4.2, 
which are reserved for the exclusive use of the Owners of a specified Unit or Units. 
 
o. Master Deed means this document, together with the forms attached to it and all 
amendments that may be adopted in the future, by which the Project is being 
submitted to condominium ownership. 
 
p. Percentage of Value means the percentage assigned to each Unit by this Master 
Deed, which is determinative of the value of an Owner’s vote at meetings of the 
Association and the proportionate share of each Owner in the Common Elements of 
the Project. 
 
q. Project or Condominium means Opdyke Hotels Condominium Association, a hotel 
site condominium development of two (2) Units established under the provisions of 
the Act. 
 
r. Transitional Control Date means the date on which a board of directors for the 
Association takes office pursuant to an election in which the votes that may be cast by 
eligible Owners unaffiliated with Developer exceed the votes that Developer may 
cast. 
 

3.2 Applicability. Whenever any reference is made to one gender, it will be assumed to 
include both genders where the reference is appropriate; similarly, whenever a reference 
is made to the singular, it will be assumed to include the plural where the reference is 
appropriate. 
 



Section 4. COMMON ELEMENTS 
 

4.1 General Common Elements. The General Common Elements are 
 

a. Real Estate. the Property referenced in section 2 of this Master Deed (except for 
that portion of the Property described in section 5.1 constituting a part of a Unit and 
any portion of the Property designated in form B as a Limited Common Element), 
including easement interests appurtenant to the Condominium, including but not 
limited to easements for ingress, egress, and utility installation over, across, and 
through non-Condominium property or individual Units in the Project; 
 
b. Improvements. the private roadways; the common sidewalks (if any); and the 
lawns, trees, shrubs, and other improvements not located within the boundaries of a 
Unit (all structures and improvements located within the boundaries of a Unit shall be 
owned in their entirety by the Owner of the Unit within which they are located and 
shall not, unless expressly provided in the Condominium Documents, constitute 
Common Elements); 
 
c. Electrical. the electrical transmission system throughout the Project up to, but not 
including, the point of lateral connection for service to each building now located or 
subsequently constructed within Unit’s boundaries; 
 
d. Gas. the natural gas line network and distribution system throughout the Project, 
up to, but not including, the point of lateral connection for service to each building 
now located or subsequently constructed within Unit boundaries; 
 
e. Water. the underground sprinkling system for the Common Elements and the 
water distribution system throughout the Project up to, but not including, the point of 
lateral connection for service to each building now located or subsequently 
constructed within Unit boundaries; 
 
f. Sanitary Sewer. the sanitary sewer system throughout the Project, up to, but not 
including, the point of lateral connection for service to each building now located or 
subsequently constructed within Unit boundaries; 
 
g. Storm Drainage. the storm drainage and water retention system throughout the 
Project; 
 
h. Telephone. the telephone wiring system throughout the Project up to, but not 
including, the point of lateral connection for service to each building now located or 
subsequently constructed within Unit boundaries; 
 
i. Telecommunications. the cable television and other telecommunications systems 
installed throughout the Project up to, but not including, the point of lateral 
connection for service to each building now located or subsequently constructed 
within Unit boundaries; 



 
j. Project Entrance Improvements. any entry signage and other improvements 
located at or near the entrance to the Project; and 
 
k. Miscellaneous Common Elements. all other Common Elements of the Project not 
designated as Limited Common Elements and not enclosed within the boundaries of a 
Condominium Unit, which are intended for common use or are necessary to the 
existence, upkeep, or safety of the Project. 
 

Some or all of the utility lines, equipment, and systems (including mains and service 
leads) and the telecommunications systems described above may be owned by the local 
public authority or by the company that is providing the pertinent service. Accordingly, 
such utility or telecommunication lines, equipment, and systems shall be General 
Common Elements only to the extent of the Owners’ interest in them, and Developer 
makes no warranty with respect to the nature or extent of that interest. 
 
4.2 Limited Common Elements. The Limited Common Elements are 
 

a. Utility Service Lines. the pipes, ducts, wiring and conduits supplying service to or 
from a Unit for electricity, gas, water, sewage, telephone, television and other utility 
or telecommunication services, up to and including the point of lateral connection 
with a General Common Element of the Project or utility line or system owned by the 
local public authority or company providing the service; 
 
b. Subterranean Land. the subterranean land located within Unit boundaries, from 
and below a depth of 20 feet as shown on form B, including all utility and supporting 
lines located on or beneath that land; 
 
c. Subsurface Improvements. the portion of any footing or foundation extending 
more than 20 feet below surrounding grade level; 
 
d. Yard Areas. the portion of any yard area designated as a Limited Common 
Element on the Condominium Subdivision Plan, which is limited in use to the Unit of 
which it is a part; 
 
e. Delivery Boxes. the mail and paper box that is located on a Unit or is permitted by 
the Association to be located on the General Common Elements to serve a 
Condominium Unit; 
 
f. Gas Supply System. the gas line network and distribution system located within or 
beneath Unit boundaries and serving only the building constructed on that Unit; 
 
g. Driveways and Walkways. the portion of any driveway and walkway, if any, 
exclusively serving the building constructed within a Unit, located between the Unit 
and the paved roadway; and 
 



h. Miscellaneous. any other improvement designated as a Limited Common Element 
appurtenant to a particular Unit or Units in the Subdivision Plan or in any future 
amendment to the Master Deed made by Developer or the Association. 
 

If no specific assignment of one or more of the Limited Common Elements described in 
this section has been made in the Subdivision Plan, Developer (during the Development 
Period) and the Association (after the Development Period has expired) reserve the right 
to designate each such space or improvement as a Limited Common Element appurtenant 
to a particular Unit or Units by subsequent amendment to this Master Deed. 
 
4.3 Maintenance Responsibilities. Responsibility for the cleaning, decoration, 
maintenance, repair, and replacement of the Common Elements will be as follows: 
 

a. Limited Common Elements. Each Owner shall be individually responsible for the 
routine cleaning, snow removal, maintenance, repair, and replacement of all Limited 
Common Elements appurtenant to the Owner’s Unit. 
 
b. Unit Improvements and Other Owner Responsibilities. Unless otherwise stated 
in this Master Deed, Unit Owners shall be responsible for the maintenance, repair, 
and replacement of all structures and improvements and the maintenance and mowing 
of all yard areas situated within the boundaries of a Unit. Unit Owners shall also be 
responsible for snow removal of that portion of the General Common Element 
sidewalk (if any) crossing the Unit. If an Owner elects, with the prior written consent 
of the Association, to construct or install any improvements within a Unit or on the 
Common Elements that increase the costs of maintenance, repair, or replacement for 
which the Association is responsible, those increased costs or expenses may, at the 
option of the Association, be specially assessed against the Unit. 
 
c. Association Oversight. The exterior appearance of all structures, improvements, 
and yard areas (to the extent visible from any other Unit or from a Common Element) 
shall be subject at all times to the approval of the Association and to any reasonable 
aesthetic and maintenance standards prescribed by the Association in duly adopted 
rules and regulations. The Association may not disapprove the appearance of an 
improvement so long as it is maintained as constructed by Developer or constructed 
with Developer’s approval. 
 
d. Other Common Elements. The cost of cleaning, decoration, maintenance, repair, 
and replacement of all Common Elements other than that described above (including 
the mowing of all lawn areas accessible to large mowing equipment and the snow 
plowing of all drives and driveways accessible to truck-mounted equipment) shall be 
the responsibility of the Association, except for repair or replacement due to an act or 
the neglect of an Owner or an Owner’s agent, invitee, family member, or pet. 
 
e. Maintenance by the Association. If an Owner fails, as required by this Master 
Deed, the By-laws, or any rules or regulations promulgated by the Association, to 
properly and adequately decorate, repair, replace, or otherwise maintain the Owner’s 



Unit, any structure or improvement located within the Unit, or any appurtenant 
Limited Common Element, the Association (or Developer during the Development 
and Sales Period) shall have the right, but not the obligation, to undertake periodic 
exterior maintenance functions with respect to improvements constructed or installed 
within any Unit boundary as it deems appropriate (including, without limitation, 
painting or other decoration, lawn mowing, snow removal, tree trimming, and 
replacement of shrubbery and other plantings). The Association (or Developer) will in 
no event be obligated to repair or maintain any such Common Element or 
improvement. Failure of the Association (or Developer) to take any such action shall 
not be deemed a waiver of the Association’s (or Developer’s) right to take any such 
action at a future date. 
 
f. Assessment of Costs. All costs incurred by the Association or Developer in 
performing any maintenance functions that are the primary responsibility of an 
Owner shall be charged to the affected Owner or Owners on a reasonably uniform 
basis and collected in accordance with the assessment procedures established by the 
Condominium Bylaws. A lien for nonpayment shall attach to Owner’s Unit for any 
such charges, as with regular assessments, and may be enforced by the use of all 
means available to the Association under the Condominium Documents or by law for 
the collection of assessments, including, without limitation, legal action, foreclosure 
of the lien securing payment, and the imposition of fines. 
 
g. Drainage Facilities and Parking Areas. All costs incurred by the Association and 
Developer to maintain and preserve the drainage facilities servicing the property and 
to maintain, repair, and replace the parking areas, roads, drives and landscaping, 
including snow removal.  The Developer and the Association shall be responsible and 
obligated for the perpetual maintenance, repair, and replacement of the parking areas, 
roads, drives, landscaping and drainage facilities.   
 
h. Stormwater Drainage Requirements and Soil Erosion and Sediment Control. 
The Association and Developer shall also: 
 

1. Comply with stormwater drainage requirements outlined in the City of 
Auburn Hills Engineering Ordinance. 

2. Adherence to the soil erosion and sedimentation control provisions 
mandated by the Oakland County Water Resources Commission. 

 
4.4 Assignment of Limited Common Elements. A Limited Common Element may be 
assigned or reassigned by written application to the board of directors of the Association 
by all Owners whose interest will be affected by the assignment. On receipt and approval 
of an application, the board shall promptly prepare and execute an amendment to this 
Master Deed assigning or reassigning all rights and obligations with respect to the 
Limited Common Elements involved and shall deliver the amendment to the Owners of 
the Units affected on payment by them of all reasonable costs for the preparation and 
recording of the amendment. 
 



4.5 Power of Attorney. By acceptance of a deed, mortgage, land contract, or other 
document of conveyance or encumbrance, all Owners, mortgagees, and other interested 
parties are deemed to have appointed Developer (during the Development Period) or the 
Association (after the Development Period has expired) as their agent and attorney to act 
in connection with all matters concerning the Common Elements and their respective 
interests in the Common Elements. Without limiting the generality of this appointment, 
Developer or the Association will have full power and authority to grant easements over, 
to sever or lease mineral interests in, and to convey title to the land or improvements 
constituting the General Common Elements or any part of them; to dedicate as public 
streets any parts of the General Common Elements; to amend the Condominium 
Documents to assign or reassign the Limited Common Elements; and in general to sign 
and deliver all documents and to do all things necessary or convenient to exercise such 
powers. Notwithstanding anything contained herein to the contrary, any such action by 
Developer (during the Development Period) or the Association or Owner (after the 
Development Period has ended) shall require the prior written consent of the mortgagee.  
 
4.6 Separability. Except as provided in this Master Deed, Condominium Units shall not 
be separable from their appurtenant Common Elements, and neither shall be used in any 
manner inconsistent with the purposes of the Project or in any other way that might 
interfere with or impair the rights of other Owners in the use and enjoyment of their Units 
or their appurtenant Common Elements. 
 

Section 5. UNITS 
 

5.1 Description of Units. A complete description of each Unit in the Project, with 
elevations referenced to an official benchmark of the U.S. Geological Survey sufficient to 
accurately relocate the space enclosed by the description without reference to any 
structure, is contained in the Subdivision Plan as surveyed by the Project’s consulting 
engineers and surveyors. Each Unit shall include all the space within the Unit boundaries 
and above to a depth of 20 feet below and a height of 50 feet above the surface as shown 
on form B, together with all appurtenances to the Unit. 
 
5.2 Percentage of Value. The total percentage value of the Project is 100, and the 
Percentage of Value assigned to each of the Condominium Units in the Project shall be 
equal to every other Unit. The determination that Percentages of Value for all Units 
should be equal was made after reviewing the comparative characteristics of each Unit, 
including those that may affect maintenance costs, and concluding that the Units should 
each have an equal Percentage of Value. The Percentage of Value assigned to each Unit 
shall be changed only in the manner permitted by section 9, expressed in an Amendment 
to this Master Deed and recorded in the register of deeds office in the county where the 
Project is located. 
 
5.3 Unit Modification. The number, size, style, boundary, or location of a Unit or of any 
Limited Common Element appurtenant to a Unit may be modified from time to time by 
Developer or its successors only with the prior written consent of any Owner, mortgagee 
(except as provided in the Act), or other interested person. However, no Unit that has 



been sold or is subject to a binding Purchase Agreement shall be modified without the 
consent of the Owner or Purchaser and the mortgagee of the Unit. Developer may also, in 
connection with any modification, readjust Percentages of Value for all Units in a manner 
that gives reasonable recognition to the changes based on the method of original 
determination of Percentages of Value for the Project. All Owners, mortgagees of Units, 
and other persons interested or to become interested in the Project from time to time shall 
be deemed to have granted a Power of Attorney to Developer and its successors for any 
purpose that is similar in nature and effect to that described in section 4.5 of this Master 
Deed. 
 

Section 6. NONEXPANDABILITY OF THE CONDOMINIUM 
 

The Project is not an expandable project under the Michigan Condominium Act. 
 
 

Section 7. NONCONTRACTIBILITY OF CONDOMINIUM 
 

The Condominium is not a contractible project under the Michigan Condominium Act. 
 

Section 8. EASEMENTS 
 

8.1 Easements for Maintenance and Repair. If any portion of a Unit or Common 
Element encroaches on another Unit or Common Element due to the shifting, settling, or 
moving of a building or due to survey errors or construction deviations, reciprocal 
easements shall exist for the maintenance of the encroachment for so long as the 
encroachment exists and for the maintenance of the encroachment after rebuilding in the 
event of destruction. There shall also be permanent easements in favor of the Association 
(or Developer during the Development and Sale Period) for the maintenance and repair of 
Common Elements for which the Association (or Developer) may from time to time be 
responsible or for which it may elect to assume responsibility, and there shall be 
easements to, through, and over those portions of the land (including the Units) as may be 
reasonable for the installation, maintenance, and repair of all utility services furnished to 
the Project. Public utilities shall have access to the Common Elements and to the Units at 
reasonable times for the installation, repair, or maintenance of those services; and any 
costs incurred in the opening or repairing of any Common Element or other improvement 
to install, repair, or maintain common utility services to the Project shall be an expense of 
administration assessed against all Owners in accordance with the Condominium Bylaws. 
 
8. 2 Easements Reserved by Developer. Developer reserves nonexclusive easements for 
the benefit of itself and its successors and assigns, which may be used at any time or 
times, 
 

a. to use, improve, or extend all roadways, drives, and walkways in the Project for the 
purpose of ingress and egress to and from any Unit or real property owned by it and 
to and from all or any portion of the land described in section 6 and 
 



b. to use, tap, tie into, extend, or enlarge all utility lines and mains, public and private, 
located on the land described in Section 2 
 

for the benefit of real property in which Developer owns an interest that adjoins the 
Project. The easements described in this section are subject to payment by the owners of 
the benefited property of a reasonable share of the cost of maintenance and repair of the 
improvements constructed on the easements. 
 

Section 9. AMENDMENT, TERMINATION, AND WITHDRAWAL 
 

9.1 Preconveyance Amendments. If there is no Owner other than Developer, Developer 
may unilaterally amend the Condominium Documents or, with the consent of any 
interested mortgagee, unilaterally terminate the Project. All documents reflecting an 
amendment to the Master Deed or the Condominium Bylaws or a termination of the 
Project shall be recorded in the register of deeds office in the county where the Project is 
located. 
 
9.2 Postconveyance Amendments. If there is an Owner other than Developer, the 
recordable Condominium Documents may be amended for a proper purpose as follows: 
 

a. Nonmaterial Changes. An amendment may be made without the consent of any 
Owner or mortgagee if the amendment does not materially alter or change the rights 
of any Owner or mortgagee of a Unit in the Project, including, but not limited to, (i) 
amendments to modify the types and sizes of unsold Condominium Units and their 
appurtenant Limited Common Elements; (ii) amendments correcting survey or other 
errors in the Condominium Documents; or (iii) amendments to facilitate conventional 
mortgage loan financing for existing or prospective Owners and enable the purchase 
of such mortgage loans by the Federal Home Loan Mortgage Corporation, the Federal 
National Mortgage Association, the Government National Mortgage Association, or 
any other agency of the federal government or the State of Michigan. 
 
b. Material Changes. An amendment may be made even if it will materially alter or 
change the rights of the Owners with the consent of not less than two-thirds of the 
Owners and, to the extent required by law, mortgagees. However, an Owner’s Unit 
dimensions or Limited Common Elements may not be modified without that Owner’s 
consent, nor may the method or formula used to determine the percentage of value of 
Units in the Project for other than voting purposes be modified without the consent of 
each affected Owner and mortgagee. Rights reserved by Developer, including without 
limitation rights to amend for purposes of contraction or modification of units, shall 
not be amended without the written consent of Developer so long as Developer or its 
successors continue to own and to offer for sale any Unit in the Project. 
 
c. Compliance with Law. Amendments may be made by Developer without the 
consent of Owners and mortgagees, even if the amendment will materially alter or 
change the rights of Owners and mortgagees, to achieve compliance with the Act, 



administrative rules, or orders adopted by the courts pursuant to the Act or with other 
federal, state, or local laws, ordinances, or regulations affecting the Project. 
 
d. Reserved Developer Rights. Developer may also unilaterally make a material 
amendment without the consent of any Owner or mortgagee for the specific purposes 
reserved by Developer in this Master Deed. During the Development and Sales 
Period, this Master Deed and forms A and B shall not be amended nor shall 
provisions be modified in any way without the written consent of Developer or its 
successors or assigns. 
 
e. Costs of Amendments. A person causing or requesting an amendment to the 
Condominium Documents shall be responsible for costs and expenses of the 
amendment, except for amendments based on a vote of the Owners, the costs of 
which are expenses of administration. The Owners shall be notified of proposed 
amendments under this section not less than 10 days before the amendment is 
recorded. 
 

9.3 Project Termination. If there is an Owner other than Developer, the Project may be 
terminated only with consent of Developer and not less than 80 percent of the Owners 
and mortgagees, in the following manner: 
 

a. Termination Agreement. Agreement of the required number of Owners and 
mortgagees to termination of the Project shall be evidenced by the Owners’ execution 
of a Termination Agreement, and the termination shall become effective only when 
the Agreement has been recorded in the register of deeds office in the county where 
the Project is located. 
 
b. Real Property Ownership. On recordation of a document terminating the Project, 
the property constituting the Condominium shall be owned by the Owners as tenants 
in common in proportion to their respective undivided interests in the Common 
Elements immediately before recordation. As long as the tenancy in common lasts, 
each Owner and their heirs, successors, or assigns shall have an exclusive right of 
occupancy of that portion of the property that formerly constituted their 
Condominium Unit. 
 
c. Association Assets. On recordation of a document terminating the Project, any 
rights the Owners may have to the net assets of the Association shall be in proportion 
to their respective undivided interests in the Common Elements immediately before 
recordation, except that common profits (if any) shall be distributed in accordance 
with the Condominium Documents and the Act. 
 
d. Notice to Interested Parties. Notification of termination by first-class mail shall 
be made to all parties interested in the Project, including escrow agents, land contract 
vendors, creditors, lienholders, and prospective purchasers who have deposited funds. 
 



9.4 Withdrawal of Property. Notwithstanding anything in this Master Deed to the 
contrary, if Developer has not completed development and construction of Units or 
Improvements in the Project that are identified as “need not be built” during a period 
ending 10 years after the date of commencement of construction by Developer of the 
Project, Developer has the right to withdraw from the Project all undeveloped portions of 
the Project not identified as “must be built” without the prior consent of any Owners, 
mortgagees of Units in the Project, or any other person having an interest in the Project. 
If this Master Deed contains provisions permitting the expansion, contraction, or rights of 
convertibility of Units or Common Elements in the Project, the time period is the greater 
of (a) the 10-year period set forth above or (b) 6 years after the date Developer exercised 
its rights with respect to either expansion, contraction, or rights of convertibility, 
whichever right was exercised last. The undeveloped portions of the Project withdrawn 
shall also automatically be granted easements for utility and access purposes through the 
Project for the benefit of the undeveloped portions of the Project, subject to the payment 
of a reasonable pro rata share of the costs of maintaining the easements. If Developer 
does not withdraw the undeveloped portions of the Project from the Project before the 
time periods expire, those undeveloped lands shall remain part of the Project as General 
Common Elements, and all rights to construct Units on that land shall cease. 
 

Section 10. ASSIGNMENT OF DEVELOPER RIGHTS 
 

Developer may assign any or all of the rights and powers granted to or reserved by 
Developer in the Condominium Documents or by law, including without limitation the 
power to approve or to disapprove any act, use, or proposed action, to any other entity or 
person, including the Association. Any such assignment or transfer shall be made by an 
appropriate document in writing and shall be duly recorded in the register of deeds office 
in the county where the Project is located. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



This Master Deed has been signed by Developer and shall be effective as of the date 
stated on page 1. 
 
 
 
  DEVELOPER 
  OPDYKE HOSPITALITY 

INVESTMENT, LLC 
 
______________________________ 
By: Basil Bacall 
Its:  Authorized  Member 

STATE OF MICHIGAN ) 
OAKLAND COUNTY ) 
 
Acknowledged before me in Oakland County, Michigan on August ___, 2016, by Basil 
Bacall, authorized member on behalf of Opdyke Hospitality Investment, LLC, a 
Michigan limited liability company. 
 
__________________________________ 
Notary Public: 
Notary County/ State: 
County Acting In:  
Commission Expires: 
 



Form A 
Condominium Bylaws of  

Opdyke Hotels Condominium Association  



Form B 
Condominium Subdivision Plan for  

Opdyke Hotels Condominium Association 



Form C 
Mortgagee’s Consent to Submission to Condominium Ownership 

 
No Mortgagee 

 



Form D 
Affidavit of Mailing for Notices Required by MCL 559.171 
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EXCERPT 
The City of Auburn Hills 

City Council Meeting 
Minutes 

        March 28, 2016 
  

 
           
 
 
 
 
CALL TO ORDER: Mayor McDaniel at 7:00 p.m. 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI 48326 
 Present: Mayor McDaniel, Mayor Pro Tem Mitchell, Council Members Burmeister, Knight, Verbeke  

    Absent: Council Member Hammond  
   Also Present: City Manager Tanghe, Assistant City Manager Grice, Police Chief Olko, Fire Chief 

Manning, City Clerk Kowal, DPW Director Melchert, Deputy DPW Director Herczeg; Manager of 
Roads & Fleet Brisson, Community Development Director Cohen, City Engineer Juidici, City 
Attorney Beckerleg 
14 Guests  

9.  NEW BUSINESS 
9b. Motion - Approve Special Land Use Permit, Site Plan, and Tree Removal Permit / Staybridge Suites and Holiday Inn 

Express & Suites 
Mr. Cohen explained this is a request to construct two four-story hotels at 907 N. Opdyke Road, by brothers Mike and Basil 
Bacall.  Special Land Use Permits are required to allow the hotel use and for buildings taller than two-stories/30 feet.  The 
92 room Holiday Inn Express sits closer to Opdyke Road and the Staybridge Suites will sit behind the Holiday Inn Express, 
with both buildings being 45 to 46 feet tall.   
At the City’s request, the Bacall’s were asked for extra consideration for the residential property to the rear.  The brothers 
agreed to provide additional screening with the installation of a six foot high vinyl fence along the rear property line. To help 
ensure the adjacent residential properties to the west are not negatively impacted by the proposed development a 24 to 
24.9 foot wide landscape buffer will be established between the west property line and the parking area.  The proposed 
landscape buffer is wider than the ordinance requires.  The buffer will be heavily landscaped with evergreen trees.   
Construction will begin as soon as possible and will take one year to complete, with the overall investment of $14 million. 
Basil Bacall, thanked the professional team at Auburn Hills for the professionalism and helping them to getting to this point. 
This is the fifth project for them in the City and the sixth hotel.  
Mr. Knight asked what drives the market for so many hotels. 
Mr. Bacall explained the supply in demand continues, the demand is increasing. Auburn Hills has been a leader in attracting 
many international companies and corporations and those international travelers need hotel rooms.  The market diversity 
in Auburn Hills is phenomenal, and the stability of the market in Auburn Hills has continues. Because of this, more 
businesses are attracted to Auburn Hills, thus requiring hotel rooms.  Technology is also always changing and a 20 year 
old hotel is not as relevant today as it was.  The culture is also changing, including more communal space as well as 
extended stays needing kitchenettes and laundry within the room.   
Continuing, he also noted the average traveler has become committed to a brand.  There are very few mom and pop kind 
of hotels, so you need to make the brand named hotels available in different areas.   
Mr. Kittle asked what becomes of the obsolete hotel. 
Mr. Bacall explained if the property is not updated and maintained, people will not support that business and the company 
will go bankrupt or find another use for the building. Regarding a downturn in the economy, Mr. Bacall believes the product 
will always be relevant to the market place. Their approach and direction has always been focusing on the guests more 
than maximizing their profits.    The third and fourth hotels are doing well, focusing on being number one and spending 
money where it needs to be spent. They spend more money trying to get the market share, noting the loyalty of customers 
who will go to another community where their preference is available.  
Mayor McDaniel stated it always speaks volumes when an investor continually comes back and invests in Auburn Hills 
showing the confidence of supporting the community.  He spoke on behalf of himself and Council thanking Mr. Bacall for 
his investment in Auburn Hills. 
Moved by Verbeke; Seconded by Mitchell. 

RESOLVED: To accept the Planning Commission’s recommendation and approve the Special Land Use Permit, 
Site Plan and Tree Removal Permit for Staybridge Suites Hotel and Holiday Inn Express & Suites Hotel subject 
to staff and consultants’ conditions. 

VOTE: Yes:  Burmeister, Kittle, Knight, McDaniel, Mitchell, Verbeke  
 No:  None 
Resolution No. 16.03.045 Motion Carried (6–0) 



EXCERPT 
NOT YET APPROVED 

CITY OF AUBURN HILLS 
SPECIAL PLANNING COMMISSION  

MINUTES 
March 16, 2016 

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

Shearer 
 Absent:  Pierce 

Also Present:  Director of Community Development Cohen, Assistant City Planner Keenan 
  Guests:        26 
 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
5.    PETITIONERS  
 
5b. Staybridge Suites and Holiday Inn Express & Suites (7:23 p.m.)       

Public Hearing / Motion - Recommendation to City Council for Special Land Use Permit (building height 
over two stories and hotel use), Site Plan, and Tree Removal Permit approval to allow the construction 
of two hotels. 

 
Mr. Keenan introduced the request from Hills Hospitably Investments, LLC to construct two four-story hotels on 
a site located on the west side of Opdyke Road just north of Featherstone Road.   The site is zoned B-2, 
General Business and the existing house on the site is being demolished today.  Many of you might know 
Hospitality Investments built the 3 hotels at Great Lakes Crossing Outlets.  Special Land Use Permits are 
required to allow the hotel use and for buildings taller than two-stories/30 feet in height. 
 
Mr. Keenan mentioned the 92 room Holiday Inn Express will be 45 feet tall and located closest to Opdyke Road 
and that the 90 room Staybridge Suites will be 46 feet tall and located on the back half of the parcel.    
 
Mr. Keenan noted the applicant took extra measures to assure the adjacent residential properties to the west 
are not impacted by the proposed development by adding a 6 foot high vinyl screening fence along the property 
line, providing a 24 foot wide landscape buffer which is 4 feet wider than ordinance requires, increasing the 
building setback approximately 50 feet more than required. 
 
Mr. Keenan explained a cross access drive to be installed connecting this development with the existing office 
complex to the south.  The cross access was called for during the approval of the existing office complex and 
will provide an extra access to both sites in the event of an emergency.  He also stated the developer has 
agreed to prep a couple parking spaces for future EV charging stations.  
 
Mr. Keenan indicated that construction for this project is expected to begin in April 2016 with the grand opening 
to occur sometime in June 2017 and the overall investment for the project is estimated at $14 million. 
 
Mr. Basil Bacall, 2350 Franklin Road, Suite 140, Bloomfield Hills, MI thanked the Planning Commission for 
the opportunity to speak and introduced his team in attendance with him.  He indicated this was the fifth project 
for a total of six hotels in Auburn Hills.  Mr. Bacall believes the City has a very bright future and is excited to be a 
part of it.  He praised the team of Mr. Cohen, Mr. Keenan and the staff.  He stated they represent a high level of 
professionalism, giving attention to details and also was pleased with their level of cooperation.  Mr. Bacall 
indicated he would answer any questions put to him. 
 
Mr. Hitchcock inquired if these would be standard builds for the Staybridge and Holiday Inn Express compared 
to any other hotels they have built. 
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Mr. Bacall affirmed yes, they are the prototype of the standard build for Staybridge and the Holiday Inn Express.  
They are both represented by the Intercontinental Hotel Group.  The Holiday Inn Express will be a limited 
service.  The Staybridge will be an extended stay service of the upper end. 
 
Mr. Hitchcock asked how the project and need for more hotels located in this area was determined. 
 
Mr. Bacall explained how an absence of the flag became available.  The Staybridge, on the corner of 
Featherstone and Opdyke, changed names making the Staybridge flag available.  Also, their presence in the 
market allows them to gauge what the demand is forecasted to be.  They are not looking short term with this 
project, but at a 10 year plan.  They are happy to see all the economic developments and what the City is doing.   
Mr. Bacall stated they have many sites in the state and they choose to increase their concentration in Auburn 
Hills.  They believe in the Auburn Hills community and want to be a part of its future.  
 
Mr. Beidoun appreciates the interest and investment made to the City of Auburn Hills and noted Mr. Bacall is a 
very good businessman.  Mr. Beidoun questioned the location of the other hotels in that area and wondered if 
Mr. Bacall knows something prompting them to build more hotels. 
 
Mr. Bacall discussed Auburn Hills being pioneers in business development.  He feels Auburn Hills is taking all 
the right steps towards development.  He also indicated that he knows the business environment.  There are 
many dynamics to the hotel business.  First, there is the type of product and the many different aspects involved 
such as high-speed internet, play areas, business areas and places where people can gather.  Mr. Bacall 
discussed the market and reward systems.  People are loyal to certain hotels, thereby receiving the rewards that 
apply to that particular brand.  It’s for that reason a lot of the “mom and pop” hotels have disappeared.  People 
like and have a certain expectation associated with a certain name and hotel. 
 
Mr. Beidoun inquired if they expected a different type of clientele for this location than their hotels located at 
Great Lakes Crossing. 
 
Mr. Bacall responded for the Staybridge Extended Stay, they absolutely expect a different clientele due to the 
fact that it is an extended stay, higher end hotel.   The Holiday Inn Express clientele is expected to be similar to 
the Holiday Inn Express North located at Great Lakes Crossing. 
 
Mr. Burmeister asked about the occupancy rate for the hotels located in that area. 
 
Mr. Bacall explained a little history about the hotel business.  He explained the business runs in cycles with an 
average occupancy of 65% to 72% for the hotels in that surrounding area.  Some hotels do better than others 
depending on how they are run, the levels of service, the product and the attention to details.  They take pride in 
their hotels doing better than the market because they put so much into them.  Their goal is to achieve the best. 
 
Mr. Burmeister wondered if there are plans for future restaurants coming to area. 
 
Mr. Bacall said they are going to be located next to a very good restaurant, Lelli’s, and hopes more will come to 
that area.  With the hotels in that corridor, it would be a very good business proposition for restaurants.   
 
Mr. Keenan indicated it might lead to development in the future when those in the restaurant industry see what’s 
coming. 
 
Mr. Ouellette asked if a dining room will be located in their hotels.   
 
Mr. Bacall answered yes, there will be a breakfast / gathering area.  In the morning there will be a breakfast 
served, but when the breakfast hour is over, the same location will become a gathering spot. 
 
Mr. Ouellette had a question regarding the cross access easement and if the building to the south had been 
notified. 
 
Mr. Keenan responded, he believed the applicant had notified the building to the south. 
 
Chairperson Ouellette opened the public hearing a 7:37 p.m. 
 



Planning Commission Meeting – February 16, 2016 
Page 3 of 3 
 
Mr. David Heilbrun, 4260 Bald Mountain Road, Auburn Hills, MI wondered if the hotels already located in the 
area are filled.  He expressed concern if the existing hotels were not to capacity, adding more hotels might 
cause all hotels to not have a good business.  He stated it is not his area of expertise, but just wondered if it 
would have a detrimental effect. 
 
Mr. Ouellette asked Mr. Bacall to respond based on his expertise and experience in the hospitality business. 
 
Mr. Bacall referenced his earlier response of clientele being loyal to a particular brand and the specific flag.  Mr. 
Bacall used the coffee industry as an example and how many different brands of coffee businesses have 
developed over the past years.  People will drive many miles out of their way to be loyal to their particular brand 
of coffee.  The hospitality industry is the same way, with people driving a longer distance because they like 
staying at a Staybridge or Holiday Inn Express and are loyal to them. 
 
Mr. Chuck Oliver, employee of Sonesta ES Suites, 2050 Featherstone Road, Auburn Hills, MI stated 
according to the data they receive, there is a decline in occupancy over the last six months.  He understands the 
business is cyclical, but wondered with a Holiday Inn Express already located at M-59 and Adams Road, how 
would this new development affect the cluster of hotels located in the area.  It seems so close to have so many 
Holiday Inn Express hotels.   
 
Mr. Ouellette asked for clarification about searching the internet for hotel locations and if all hotels would be 
referenced. 
 
Mr. Oliver confirmed that is correct.  His concern was the decline in the occupancy and if there was something 
he might be missing.  He was also concerned about there being so many Holiday Inn Express hotels in the area.   
 
Mr. Ouellette thanked Mr. Oliver for his question. 
 
Chairperson Ouellette closed the public hearing at 7:42 p.m. 
 
Moved by Ms. Ochs to recommend to City Council approval of the Special Land Use Permit, Site Plan 
and Tree Removal Permit to allow the construction of a Staybridge Suites Hotel and Holiday Inn Express 
& Suites Hotel subject to staff and consultants conditions. 
Supported by Mr. Beidoun. 
VOTE: YES:  Beidoun, Burmeister, Hitchcock, Justice, Mendieta, Ochs, Ouellette, Shearer 

NO:  None        Motion Carried (8-0) 
 



Planning Commission  Agenda  

September 14, 2016 Meeting Agenda Item No. 5f. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Shawn Keenan, Assistant City Planner 

Submitted:  September 9, 2016 

Subject:  PART ONE - Public Hearing / Motion – Recommendation to City Council for approval of rezoning of parcel 
14-14-176-009 from B-2, General Business to T&R, Technology and Research district or any other 
appropriate zoning district. 

 

PART TWO - Motion – Recommendation to City Council for Site Plan approval / Dems Development. 
 

(PART ONE)  REZONING REQUEST  
Dembs Development, Inc. has requested approval to rezone a parcel of land totaling 1.76 acres, located on the east side 
of Opdyke Road between Pontiac Road and Commercial Drive (Sidwell No. 14-14-176-009) from B-2, General Business 
to T&R, Technology and Research district.  The parcel which was once owned by the City and the location of Fire Station 
#2, was also home at one time to Pontiac Township Hall.  The one parcel surrounding the subject parcel’s north, west and 
east side is zoned T&R.  Parcels on the west side of Opdyke Road are zoned I-1 and B-2.   The subject parcel’s south 
side abuts two parcels zoned B-2 and one parcel zoned T&R.    
 
The T&R, Technology and Research district designation for this site reflects the City’s long range plan for the area as 
identified in the City’s Master Land Use Plan, which characterizes the use classification as non-residential.  It is noted that 
the 2007 Opdyke Corridor Master Land Use Plan identified the property as “business park.”  Staff believes the rezoning of 
the parcel to T&R, Technology and Research district will help fill the demand for additional high-tech land which was 
identified in the 2015 Industrial Property Analysis Report and more appropriate for this location. 
 
EXISTING CONDITIONS 
 

Adjacent Properties Existing Land Uses Master Plan Designation Existing Zoning 

North   GKN North American Headquarters Non-Residential T&R 

East   Vacant Lot Non-Residential T&R 

West – adjacent  Vacant Lot Non-Residential T&R 

West – across Opdyke Homes and gas station Non-Residential I-1 and B-2 

South  Stadium Party Store and Gongos & Assoc. 
office/research building and parking lot 

Non-Residential B-2 and T&R 

 

  
 

Aerial View of the Site  

B-2 T&R 
B-2 

T&R 

T&R 

I-1 

I
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STAFF RECOMMENDATION 
The Adopted City of Auburn Hills Master Land Use Plan depicts subject parcel as non-residential land use.  Therefore, we 
are recommending Approval of the rezoning from B-2, General Business to T&R, Technology and Research district based 
upon the Adopted Plan.  
 
(PART TWO)  SITE PLAN APPROVAL  
This is a request from Dembs Development, Inc. (“Dembs”) to construct a 108,200 sq. ft. technology and research facility 
on a 6.92 acre parcel of land located on the south half of the former Showcase Cinema property, between Pontiac Road 
and Commercial Drive.  The parcel is currently zoned B-2, General Business district.  Approximately 43,200 sq. ft. of the 
building will be utilized for office space and the remaining 65,000 sq. ft. is designated as high bay area.    
 
The applicant has indicated they already 
have a tenant for the proposed facility, 
however at this time the company’s name 
needs to remain anonymous.     
 
Dembs will be the developer for the 
project.  Once completed the applicant 
intends to lease the building to the 
interested technology and research 
company. 
 
Construction for this project is expected to 
begin this fall with completion anticipated 
to take place in August 2017.  The overall 
investment is estimated at $10.5 million. 
   
SITE HISTORY 
This site was the location of the former 
Showcase Cinemas which closed in 
January 2002.  The property was 
purchased in May 2013 by Dembs 
Development, Inc.  The building was 
demolished to make room for GKN 
Driveline and GKN Sinter Metals (“GKN”) – 
North American Headquarters, which now 
occupies the north half of the Showcase 
Cinemas site.   

 

 
 

Rendering of the proposed building looking southwest from I-75 
 

 

Aerial View of the Site 

I
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KEY ISSUE 
 

Traffic Review.  The proposed facility is the second of two corporate headquarters that were anticipated for the former 
Showcase Cinemas site, with GKN being the first.  Access to the subject site is proposed via the existing driveway 
approach to Opdyke Road.   
 
A great deal of discussion took place during the review process about the traffic on Opdyke Road and the safety of those 
entering and exiting the site.  As part of the proposed development, additional signage and pavement marking will be 
placed at the main exit drive to Opdyke Road, to clearly identify right and left turn only lanes. 
 
As a matter of convenience, the City and Dembs will work with the future business to advise its employees and visitors 
that it will be easier and faster to go north on Opdyke Road to travel to southbound I-75 (even though intuitively it may 
seem longer).  From Police experience, it will be easier to turn right onto Opdyke Road and use the Lapper Road 
connector to I-75, instead of turning left onto Opdyke Road and left onto University Drive.   
 

  
 

 
 

 
STAFF RECOMMENDATION 
Please be advised that this project has been reviewed by the City’s Administrative Site Plan Review Team and 
has received a recommendation for approval. 
 

We recommend Conditional Approval of the Site Plan and offer the following discretionary findings of fact: 
1. The Site Plan contains sufficient basic information required by the Zoning Ordinance for a recommendation. 
2. The requirements of Section 1815, Items 7A-7E of the Zoning Ordinance can be met as follows: 

a) All requirements and standards of the Zoning Ordinance, and other City Ordinances, can be met. 
b) Safe, convenient vehicular and pedestrian ingress/egress has been depicted; primary access to Opdyke Road. 
c) Traffic circulation features within the site and the location of parking areas avoid common traffic problems and 

can promote safety. 
d) A satisfactory and harmonious relationship will exist between the proposed development and surrounding area. 
e) The proposed use will not have an unreasonable, detrimental or injurious effect upon the natural characteristics 

of the subject parcel, or the adjacent area. 
3. Based upon the project’s total square footage, 268 parking spaces are required and 282 parking spaces are 

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

required and eight will be provided).  Two van accessible spaces will be provided.  
5. Building and parking setback requirements will be met. 
6. Greenbelts will be provided. 
  

Illustrated Site Plan 

 

I
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7. Landscape requirements will be met and calculations have been submitted.    
8. A note indicates that exterior lighting shall meet the requirements of the Zoning Ordinance.  Pole and wall-mounted 

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

9. A note indicates that signs shall meet the requirements of the Zoning Ordinance.     
10. A note indicates that parking spaces shall be double striped. 
11. Ground-mounted and roof-mounted mechanical equipment will be screened.   
12. A note indicates that there will be no outside storage of pallet storage, overnight vehicles, or trailer storage. 
13. There currently exists an eight foot wide pathway along Opdyke Road.  Complete Streets considerations were 

made as part of the site design has one sidewalk connection proposed from the pathway along Opdyke Road to the 
building. 

14. The two existing abandoned curb cuts (Showcase Cinemas and old Fire Station) will be removed and the area will 
be restored with appropriate landscape.  A section of the eight foot wide pathway, where the two curb cuts are 
located, will be removed and replaced, as part of the restoration.   

15. An administrative Tree Removal Permit is required – seven replacement trees are required and seven replacement 
trees are proposed.  

16. The developer has submitted a USGBC LEED checklist identifying a number of green/sustainable design elements 
being incorporated into the development.  At this time the owner is not proposing to pursue LEED certification.   

17. The developer has agreed to prep the parking lot for six electric vehicle charging station.  They will install electrical 
stubs at planned station locations and will run conduit from the power source to the stubs at time of construction to 
support the future installation of the charging stations, when needed. 

 
Conditions: 
1. The developer shall obtain land combination approval from the Community Development Department to formally 

create the required parcel for the development. 

Recommended Action (PART ONE): 
“Move to recommend to City Council the approval of rezoning parcel 14-14-176-009 from B-2, General 

Business to T&R, Technology and Research district or any other appropriate zoning district.” 

Recommended Action (PART TWO): 
“Move to recommend to City Council the approval of the Site Plan for Dems Development, Inc.,  

subject to the conditions of the administrative review team.” 





   

 

Planning Commission  
Public Notice 

 
 

Meeting Date, Time, and Location: 
 

Wednesday, September 14, 2016 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Dembs Development, Inc. – Project M 
 

General Property Location: North of Pontiac Road, between Opdyke Road and I-75 
14-14-176-012 and 14-14-176-009 
 

Applicant: Ryan Dembs, Dembs Development, Inc. – 248-380-7100 
 

Nature of the Request: Recommendation to City Council for approval of rezoning of parcel 14-
14-176-009 from B-2, General Business to T&R, Technology and 
Research District or any other appropriate zoning district.  
 
Recommendation to City Council for Site Plan and Tree Removal 
Permit approval to construct a high-tech office/industrial building. 
 

City Staff Contact: Shawn Keenan, AICP 
Assistant 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, Assistant 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 

SITE 









 

TO: Shawn Keenan 

FROM: Lieutenant Casimir Miarka  

SUBJECT: Project M  

DATE: September 8, 2016 

 

The site plan, as presented, is for a 108, 000 square foot building to be located on Opdyke Rd. adjacent to 

the GKN Building.  Both buildings will share a private drive that exits onto Opdyke Rd.  The developer 

has agreed to place a stop sign at the two exit drives that enter onto the private drive.  In addition, the 

developer has agreed to provide pavement markings to distinguish the two separate exit lanes for the 

private drive that outlets to Opdyke Rd.  The private road will also have a standing street sign identifying 

left and right turn lanes.  As a result of the meetings and review of the above mentioned information the 

Police Department does not object to approval of the site plan as presented.    



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

 

 
  AUBURN HILLS 

FIRE DEPARTMENT 

                                   
 
 
To: Shawn Keenan, Asst. City Planner 
From: Fred Solomon, Fire Inspector 
Date: September 8, 2016 
Re: Site Plan Review PSP160019 

 
 
PROJECT:  Project M, 2100 N Opdyke   
 

XXX Approved  

 Approved Subject to the following revisions: 

 Denied  

 
No Comments 
 
 
 
 
 
 
 
 
 
 

 
 
Fred Solomon 
Fire Inspector 
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September 7, 2016 
 
 
City of Auburn Hills  
Mr. Steve Cohen 
1827 North Squirrel Road 
Auburn Hills, MI  48326 
 
 
RE: Citizen Participation Letter 
Project “M” Site – 2100 N. Opdyke  
 
 
Dear Mr. Cohen, 
 
We are writing in order to inform you and the City of Auburn Hills that the Citizen Participation letter 
for the above referenced project was mailed according to your request.  The letter was mailed on 
August 22, 2016 and was sent to all 213 recipients according to the mailing list provided by the City 
of Auburn Hills.  From that mailing list distributed to no formal written responses/ inquires have 
been received to date regarding our plans for the development, nor have we received any contact 
via telephone regarding further request for information on the project.  In addition, 13 letters mailed 
to addresses from the list were received back by our office marked return to sender by the US 
Postal Service. 
 
Should we receive any other responses we are willing and able to respond immediately.  I am 
available to answer any questions a community member or business owner may have. 
 
If you have any questions or concerns, or would like any further information please feel free to con-
tact me at (248) 417-8402. 
 
Sincerely, 

 
Ryan Dembs, President 
Dembs Development, Inc. 
 
 
 
 
encl. 

 



August 16, 2016 

RE: CITIZENS PARTICIPATION LETTER 
DEVELOPMENT OF VACANT SITE - 2100 N. OPDYKE ROAD 
FORMER SHOWCASE CINEMA PROPERTY 

Dear Neighbor: 

In accordance with the City of Auburn Hills’ Citizen Participation Ordinance, we are notifying you 
that our company - Dembs Development, Inc. - has submitted an application to the City of Auburn 
Hills to develop the existing vacant parcel located at 2100 N. Opdyke Road.  The site is located 
directly south of GKN Driveline. 

We plan to construct a new 108,000 square foot research and development facility that we 
anticipate will be home to a Tier One automotive supplier.  To facilitate the project, we have 
requested approval from the City to rezone a 1.76 acre parcel from B-2, General Business District 
to T&R, Technology & Research District. 

As you can see by the attached rendering, we are planning for state-of-the-art, high-end corporate 
facility for this site.  This new project will be a continuation of our campus type feeling previously 
developed on the adjacent GKN Driveline property. 

We feel that this project has been designed in such a manner to be aesthetically pleasing and will 
be in keeping with the character of the rest of the developments within the area.  We take great 
pride in our facilities and the services we provide.  We look forward to growing a strong relationship 
as part of the Auburn Hills’ community. 

The City of Auburn Hills Planning Commission is scheduled to review our application on 
September 14, 2016.  If you have any questions, concerns or comments, please do not hesitate to 
contact me directly at (248) 380-7100.  If you wish to speak with a City representative, please 
contact Steve Cohen, Director of Community Development at 248-364-6941. 

Sincerely,

Ryan Dembs, President 
Dembs Development, Inc. 

encl. 















LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist Project M

8/29/2016
Y ? N

1 Credit 1

5 0 0 16 1 0 0 13
0 Credit 16 Y Prereq Required
1 Credit 1 Y Prereq Required
0 Credit 2 0 Credit 5

2 Credit 5 0 Credit 2

1 Credit 5 0 Credit 2
0 Credit 1 0 Credit Building Product Disclosure and Optimization - Material Ingredients 2
0 Credit 1 1 Credit 2
1 Credit Green Vehicles 1

5 0 0 Indoor Environmental Quality 16
4 0 0 10 Y Prereq Required

Y Prereq Required Y Prereq Required

0 Credit 1 0 Credit 2
0 Credit 2 1 Credit 3
1 Credit 1 0 Credit Construction Indoor Air Quality Management Plan 1
2 Credit 3 0 Credit 2
0 Credit 2 1 Credit 1
1 Credit 1 1 Credit 2

1 Credit 3
0 0 0 11 1 Credit 1
Y Prereq Required 0 Credit 1
Y Prereq Required
Y Prereq Building-Level Water Metering Required 0 0 0 Innovation 6
0 Credit 2 0 Credit 5
0 Credit 6 0 Credit 1
0 Credit 2
0 Credit Water Metering 1 0 0 0 Regional Priority 4

0 Credit Regional Priority: Specific Credit 1
1 0 0 33 0 Credit Regional Priority: Specific Credit 1
Y Prereq Required 0 Credit Regional Priority: Specific Credit 1
Y Prereq Required 0 Credit Regional Priority: Specific Credit 1
Y Prereq Required
Y Prereq Required 17 0 0 TOTALS Possible Points: 110
0 Credit 6
1 Credit 18
0 Credit 1
0 Credit 2
0 Credit 3
0 Credit 1
0 Credit 2

Acoustic Performance
Quality Views

Enhanced Indoor Air Quality Strategies
Low-Emitting Materials

Indoor Air Quality Assessment
Thermal Comfort

Certified: 40 to 49 points,   Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110 

Access to Quality Transit

Reduced Parking Footprint

Open Space

Site Assessment

Interior Lighting
Daylight

LEED Accredited Professional
Innovation  

Rainwater Management

Light Pollution Reduction

Environmental Tobacco Smoke Control

Energy and Atmosphere

Minimum Energy Performance

Fundamental Refrigerant Management

Cooling Tower Water Use

Green Power and Carbon Offsets

Heat Island Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Enhanced Commissioning

Building-Level Energy Metering

Water Efficiency

Fundamental Commissioning and Verification

Demand Response
Renewable Energy Production
Enhanced Refrigerant Management

Optimize Energy Performance
Advanced Energy Metering

Construction Activity Pollution Prevention

High Priority Site

Surrounding Density and Diverse Uses

Sustainable Sites

Building Life-Cycle Impact Reduction

Site Development - Protect or Restore Habitat

Building Product Disclosure and Optimization - Sourcing of Raw Materials

Project Name:
Date:

Location and Transportation

Sensitive Land Protection
LEED for Neighborhood Development Location

Bicycle Facilities

Construction and Demolition Waste Management Planning

Materials and Resources
Storage and Collection of Recyclables

Construction and Demolition Waste Management 

Minimum Indoor Air Quality Performance

Building Product Disclosure and Optimization - Environmental Product 
Declarations

Integrative Process
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 Species  Genus 
AR 21 Acer x freemani Freeman Maple 2.5" as shown B&B 16% 16%
BN 7 Betula nigra River Birch 2.5" as shown B&B 5% 5%

CF 8 Carpinus betulus 'Fastigiata' Pyramidal European Hornbeam 2.5" as shown B&B 6% 6%

GB 1 Ginko biloba Ginko 2.5" as shown B&B 1% 1%
GT 8 Gleditsia triacanthos Var. Inermis Honeylocust 2.5" as shown B&B 6% 6%
LT 18 Liriodendron tulipifera Tulip Tree 2.5" as shown B&B 14% 14%
MR 3 Malus 'Royal Raindrops' Royal Raindrops Crab 2.0" as shown B&B 2% 2%
PC 5 Pyrus calleryana 'Cleveland Select' Cleveland Select Pear 2.5" as shown B&B 4% 4%
QR 17 Quercus rubra Red Oak 2.5" as shown B&B 13%
QW 4 Quercus x warei 'Long' Regal Prince Oak 2.5" as shown B&B 3%
TC 17 Tilia cordata 'Chancole' Chancellor Linden 2.5" as shown B&B 13% 13%
UP 10 Ulmus x. 'Pioneer' Pioneer Elm 2.5" as shown B&B 8% 8%

AC 5 Abies concolor White Fir as shown B&B 8' 4% 4%
PS 5 Pinus strobus White Pine as shown B&B 8' 4% 4%

129 Total Landscape Trees

Shrubs and Perennials

sym. qty. botanical name common name caliper spacing root height
CP 22 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Grass No. 2 Cont.
EA 22 Euonymus alata 'Compacta' Burning Bush as shown 24"
HY 10 Hydrangea p. 'Limelight' Limelight Hydrangea as shown 30"-36"
NF 70 Nepeta × faassenii 'Walker's Low' Walker's Low Catmint No. 2 Cont.
RG 75 Rudbeckia f. 'Goldstrum' Black Eyed Susan as shown No. 2 Cont.
TM 58 Taxus x. media 'Densiformis' Dense Yew as shown 24"
TO 11 Thuja occidentalis 'techny' Techny Arborvitae as shown B&B 5'

246 Total Shrubs and Perennials

16%

botanical nameqty.sym.
 Percentage  

heightrootspacingcalipercommon name
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APPLICABLE CODES:
2012 MICHIGAN BUILDING CODE
2012 MICHIGAN PLUMBING CODE
2012 MICHIGAN MECHANICAL CODE
2014 MICHIGAN ELECTRICAL CODE

OCCUPANCY CLASSIFICATION:
USE GROUP 'B' (BUSINESS) / 'F-1' (FACTORY)

        NON SEPARATED MIXED USES - THE MOST 
        RESTRICTIVE 'F-1' SHALL BE APPLIED TO ENTIRE
        BUILDING 

CONSTRUCTION CLASSIFICATION:
TYPE IIB

FIRE SUPPRESSION:
BUILDING WILL BE COMPLETELY PROTECTED BY AN
APPROVED AUTOMATIC FIRE SUPPRESSION SYSTEM

BUILDING AREA:
OFFICE FIRST FLOOR = 21,529 S.F. GROSS
OFFICE SECOND FLOOR = 21,671 S.F. GROSS
HIGH BAY = 65,000 S.F. GROSS
HIGH BAY MEZZANINE =   7,600 S.F. GROSS

  115,800 S.F. GROSS

ALLOWABLE BUILDING AREA: USE MORE RESTRICTIVE 'F-1' USE FOR ENTIRE BUILDING
AREA ALLOWED = TABULAR AREA + SPRINKLER INCREASE + FRONTAGE INCREASE

= TABULAR AREA AT + (AT x IF) + (AT x IS)

- TABULAR AREA (AT) ALLOWED (MBC TABLE 503, 'F-1' USE, 'II B' CONSTRUCTION = 15,500 S.F.

- FRONTAGE INCREASE (IF) ALLOWED (MBC 506.2)

100 OPEN PERIMETER - 0.25 W
       TOTAL PERIMETER           30

100 1,373'-3" L.F. -0.25 30 = 100 [0.75] (1) = 75% INCREASE ALLOWED
       1,373'-3" L.F.           30

-SPRINKLER INCREASE (IS) ALLOWED (MBC 506.3) : 200%
TOTAL AREA ALLOWED = 15,500 S.F. + (15,500 x 0.75) + (15,500 x 2.00)

= 15,4500 S.F. + 11,625 + 31,000 S.F. = 58,125 S.F. PER FLOOR
TOTAL AREA ALLOWED = 58,125 S.F. < 85,583 S.F. FIRST FLOOR PROPOSED -OK

BUILDING WILL BE CONSIDERED AN 'UNLIMITED AREA BUILDING' AND WILL CONFORM TO
THE PROVISIONS OF MBC SECTION 507

ALLOWABLE BUILDING HEIGHT:
ALLOWABLE BUILDING HEIGHT = 55'-0"
PROPOSED BUILDING HEIGHT = 33'-8"

OCCUPANCY:
- PER MBC (MBC TABLE 1004.1.2)

FIRST FLOOR OCCUPANCY:
- 21,529 S.F. GROSS MINUS 428 S.F. PERIMETER WALL THICKNESS = 21,101 S.F

- GENERAL OFFICE AREA: 13,428 S.F. / 100 S.F. PER OCC. = 134 OCC.
- ASSEMBLY - TABLES & CHAIRS:   6,572 S.F. / 15 S.F. PER OCC. = 438 OCC.
- FITNESS AREA:      694 S.F. / 50 S.F. PER OCC. =   13 OCC.
- STORAGE / MECHANICAL:      407 S.F. / 300 S.F. PER OCC. =     2 OCC.

   587 OCC.
SECOND FLOOR OCCUPANCY:
- 21,671 S.F. GROSS MINUS 428 S.F. PERIMETER WALL THICKNESS = 21,243 S.F.

- GENERAL OFFICE AREA: 18,111 S.F. / 100 S.F. PER OCC. = 181 OCC.
- ASSEMBLY - TABLES & CHAIRS:  3,024 S.F. / 15 S.F. PER OCC. = 202 OCC.
- STORAGE / MECHANICAL:     108 S.F. / 300 S.F. PER OCC. =     1 OCC.

   384 OCC.

HIGH BAY AREA OCCUPANCY:
- 65,000 S.F. GROSS MINUS 1,100 S.F. PERIMETER WALL THICKNESS  = 63,900 S.F.

- INDUSTRIAL USE: 55,320 S.F. / 100 S.F. PER OCC. = 553 OCC.
- STORAGE / MECHANICAL   8,580 S.F. / 300 S.F. PER OCC. =   29 OCC.

   582 OCC.

MEZZANINE OCCUPANCY:
- STORAGE USE: 7,600 S.F. / 300 S.F. PER OCC. =  25 OCC.

-TOTAL BUILDING OCCUPANCY:        =1,578 OCC.

MINIMUM NUMBER OF EXITS:
1,578 OCCUPANTS = 4 EXITS REQUIRED (MBC TABLE 1021.1)

   7 EXITS PROVIDED
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3'x8' CLEAR ANOD. ALUM. ENTRY DOOR

1" TINTED LOW 'E' INSUL. VISION GLAZING IN CLEAR
ANOD. ALUM. THERMAL BREAK FRAMES

6" DIA. CONC. FILLED STEEL GUARD POSTS

EXTERIOR MATERIAL SCHEDULE

PREFINISHED METAL COPING

CORRUGATED METAL PANELS

6'x8' CLEAR ANOD. ALUM. ENTRY DOOR W/ GRAY TINTED
TEMPERED GLASS
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ALUMINUM COMPOSITE METAL PANEL SYSTEM (ACM)
COLOR: TBD

5

13

SECTIONAL INSULATED OVERHEAD GRADE DOOR w/
MOTOR OPERATED OPENER & INSULATED

SECTIONAL INSULATED OVERHEAD TRUCK DOCK DOOR
w/ DOCK LEVELER, & SHELTER/SEAL

SMOOTH FACE CMU BLOCK

CONC. TRENCH FOOTING BELOW

11
2" dia. PAINTED STEEL PIPE GUARDRAIL

FLUSH METAL SIDING (ROOF SCREEN)

34

7

13

3 44
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NOTE:
ANY MODIFICATIONS TO THE FACADE PLAN (INCLUDING COLOR)
MUST BE RESUBMITTED TO THE CITY OF AUBURN HILLS FOR
REVISED APPROVAL. THE USE OF NEON, FLAGS, OR ANY OTHER
TYPE OF UNAPPROVED SIGNAGE SHALL BE PROHIBITED PER
SITE PLAN REVIEW.

SCALE: 1/16" = 1'-0"
3PROPOSED OVERALL SOUTH ELEVATION

SCALE: 1/16" = 1'-0"
1PROPOSED OVERALL NORTH ELEVATION

SCALE: 1/16" = 1'-0"
4PROPOSED WEST ELEVATION

SCALE: 1/16" = 1'-0"
2PROPOSED EAST ELEVATION

c   Copyright 2016, Faudie Architecture, Inc.
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City of Auburn Hills  
Planning Commission Agenda  

September 14, 2016 Meeting Agenda Item No. 5g. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Shawn Keenan, Assistant City Planner 

Submitted:  September 9, 2016 

Subject: Motion - Recommendation to City Council for Site Plan approval for Magnum Industrial Building 
Company, Inc. to construct an industrial building. 

    
INTRODUCTION 
This is a request from Magnum Industrial Building 
Company, Inc. to construct a 137,560 sq. ft. 
industrial building located on the east side of 
Continental Road, between Harmon Road and 
Atlantic Boulevard.  The parcel is 9.28 acres in 
size and zoned I-1, Light Industrial.   
 
Approximately 25,447 sq. ft. of the building will be 
used as office space, 78,479 sq. ft. is designated 
as shop area and the remaining 33,634 sq. ft. of 
the building will be utilized as warehouse.     
 
The applicant will be the developer of the 
project.  Once completed they intend to lease 
the building to an industrial business 
compatible with the uses specified in the 
City’s Zoning Ordinance Light Industrial 
district.   
  
Magnum Industrial Building Company has 
indicated that there is a local business interested 
in locating their business at the site.  At this time 
the company wishes to remain anonymous.     
 
Total investment in the project is estimated at $9 
million.  Construction is expected to begin in 
spring 2017 and take six to eight months to complete. 

 
 

 
 

Rendering of the proposed building looking north from Harmon Road 

 
 
 
 

Aerial View of the Site 

I
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Illustrated Site Plan 
 
 

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

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

Continental Road and Harmon Road. 
C. Traffic circulation features within the site and the location of parking areas avoid common traffic problems 

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

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

characteristics of the subject parcel, or the adjacent area. 
3. Based upon the project’s total square footage, 233 parking spaces are required and 250 parking spaces are 

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

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

mounted lighting shall be shielded and directed downward.  Lamp bulbs and lenses shall not extend below the 
light fixture shield.  Light poles are proposed at 18 feet in height from grade. 

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

considerations were made as part of the site design with one sidewalk proposed from the building to the 
pathway along Continental Road.  

14. A Tree Removal Permit is not required. 
15. The developer has submitted a USGBC LEED checklist identifying a number of green/sustainable design 

elements being incorporated into the development.  At this time the owner is not proposing to pursue LEED 
certification.   

16. The developer has agreed to prep the parking lot for six electric vehicle charging stations.  They will install 
electrical stubs at planned station locations and will run conduit from the power source to the stubs at the time of 
construction to support the future installation of the charging stations, when needed. 

 

 
 
 

Recommended Action: 
“Move to recommend to City Council approval for Magnum Industrial Building Company, Inc. to 

construct an industrial building, subject to the conditions of the administrative review team.” 
 
 
 
 





   

 

Planning Commission  
Public Notice 

 
 

Meeting Date, Time, and Location: 
 

Wednesday, September 14, 2016 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Magnum Industrial Building 
 

General Property Location: East side of Continental Drive between North Atlantic Boulevard and 
Harmon Road.   
Sidwell No. 14-04-200-028 
 

Applicant: Joel Nosanchuk, Magnum Industrial Building Co. – 248-433-1000 
 

Nature of the Request: Recommendation to City Council for Site Plan approval to construct an 
industrial building. 
 

City Staff Contact: Shawn Keenan, AICP 
Assistant 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, Assistant 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. 
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Magnum Industrial 
September 7, 2016 
Page 2 of 3 
 
 
 
 
 

two gate valves are proposed and appear to provide adequate coverage for the site. Fire suppression and a domestic 
line extending from the proposed water main on the south side of the site are provided for water service to the 
building. All water main is shown in a 12-foot-wide public utility easement.  Additional gate valves will be required 
so that a maximum of two hydrants are out of service at any time.  This can be addressed during the engineering 
review.  
 
An existing 12-inch sanitary sewer extends along the north side of North Atlantic. The applicant is proposing a 6-
inch service lead from the north side of the proposed building to the existing sewer line. Additional details, such as 
pipe material, type and slope for the sanitary service lead will be needed for the engineering review. 
 
 
STORM SEWER AND DETENTION: 
Storm water runoff for the site will be collected via catch basins and routed to the east side of the site to an 
existing regional detention basin.  A storm water quality unit is proposed prior to the existing detention basin.  
Calculations should be included indicating required versus provided detention volumes. Additional storm sewer 
sizing calculations, profiles and hydraulic grade lines will be needed for engineering review. 
 
 
TRAFFIC/PAVING: 
Access to the site is proposed via three asphalt drive way approaches, one each on Harmon Road, Continental 
Road and North Atlantic Boulevard. Internal movement within the parking lot appears to be two-way. The plans 
indicate concrete curb and gutter throughout the parking lot with asphalt pavement.  
 
Pavement cross-sections have been provided for the sidewalk, parking lot, and the drive approaches and appear to 
be acceptable.  A 7-foot-wide concrete sidewalk has been proposed to provide access for employees and visitors 
from the parking lot into the building.  The applicant is proposing to provide 250 parking spaces, including 7 
barrier free accessible spaces (4 van accessible) and 7 future electric vehicle spaces.  An 8-foot-wide asphalt 
pathway is proposed along the Hamlin Road and Continental Road frontages and a cross section shall be included 
on the detail sheet for the 8-foot-wide pathway.  Additional curb details should be added for paving in the right-of-
way that matches the existing curb on Harmon, Continental, and North Atlantic.   
 
Pavement slopes are mostly consistent with City standards and are to remain between 1% and 6% for drive areas, 
and between 1% and 4% for parking areas.  The proposed parking lot cross-sections indicate 4” asphalt over 8” of 
stone base and sections appears adequate per City standards.  A proposed loading zone area has been designated.  
The detail shown for detectable warnings shall be updated to match City standards of material and color.  
 
 
GRA DING: 
Existing and proposed grades are shown with contours and spot elevations.  The site is sloped from the northwest 
to the southeast and proposed grading follows the existing drainage pattern.  A fence may be required by the 
building department around the detention pond as side slopes appear to exceed 1:6.  The maximum intended 
design slopes shall be labeled at engineering submittal. Retaining walls do not appear to be proposed based on the 
grading plan.  However, a wall section detail has been included on the detail sheet and should be removed from if 
no wall is proposed. 
  





 

TO: Shawn Keenan 

FROM: Lieutenant Casimir Miarka  

SUBJECT: Magnum Industrial  

DATE: September 8, 2016 

 

The site plan, as presented, is for a 137, 560 square foot building to be located on Harmon Rd.   The use is 

listed as a mix of office, shop and warehouse.  The developer has agreed to place stop signs at both exit 

drives.  As a result of the meetings and review of the above mentioned information the Police Department 

does not object to approval of the site plan as presented.    



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

 

 
  AUBURN HILLS 

FIRE DEPARTMENT 

                                   
 

Official Memorandum 
 
To: Shawn Keenan, Assistant City Planner 
From: Joshua Boyce, Fire Inspector 
Date:                  9/8/16 
Re:                  Site Plan PSP160018 

 
PROJECT:          Magnum –no address- corner of N Atlantic & Continental 
 
XXX APPROVED  
 APPROVED Subject to the following: 
 DENIED  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Joshua Boyce 
Auburn Hills Fire Department 
Fire Inspector 
 
 



LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist Project Name: Magnum - Continental & Harmon Industrial Building

Date:  September 02, 2016
Y ? N

0 1 0 Credit 1

8 1 0 16 3 6 0 13
4 Credit 16 Y Prereq Required

Credit 1 Y Prereq Required
1 Credit 2 1 Credit 5

1 Credit 5 1 1 Credit 2

1 Credit 5 2 Credit 2
1 Credit 1 2 Credit Building Product Disclosure and Optimization - Material Ingredients 2

0 Credit 1 1 1 Credit 2
1 Credit Green Vehicles 1

8 6 0 Indoor Environmental Quality 16
4 3 0 10 Y Prereq Required

Y Prereq Required Y Prereq Required

1 Credit 1 1 1 Credit 2
1 Credit 2 2 1 Credit 3
0 Credit 1 1 Credit Construction Indoor Air Quality Management Plan 1
2 Credit 3 1 1 Credit 2

2 Credit 2 1 Credit 1
1 Credit 1 1 1 Credit 2

1 Credit 3
4 5 0 11 1 Credit 1
Y Prereq Required 1 Credit 1
Y Prereq Required
Y Prereq Building-Level Water Metering Required 1 0 0 Innovation 6
1 1 Credit 2 1 Credit 5
2 4 Credit 6 0 Credit 1
0 Credit 2
1 Credit Water Metering 1 0 0 0 Regional Priority 4

0 Credit Regional Priority: Specific Credit 1
7 8 0 33 0 Credit Regional Priority: Specific Credit 1
Y Prereq Required 0 Credit Regional Priority: Specific Credit 1
Y Prereq Required 0 Credit Regional Priority: Specific Credit 1
Y Prereq Required
Y Prereq Required 35 30 0 TOTALS Possible Points: 110
1 Credit 6
6 Credit 18

1 Credit 1
2 Credit 2
3 Credit 3
1 Credit 1
1 Credit 2

Minimum Indoor Air Quality Performance

Building Product Disclosure and Optimization - Environmental Product 
Declarations

Integrative Process

Construction Activity Pollution Prevention

High Priority Site

Bicycle Facilities

Construction and Demolition Waste Management Planning

Materials and Resources
Storage and Collection of Recyclables

Construction and Demolition Waste Management 

Building Product Disclosure and Optimization - Sourcing of Raw Materials

Location and Transportation

Building Life-Cycle Impact Reduction
Sensitive Land Protection
LEED for Neighborhood Development Location

Surrounding Density and Diverse Uses

Sustainable Sites

Green Power and Carbon Offsets

Heat Island Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Enhanced Commissioning

Building-Level Energy Metering

Water Efficiency

Fundamental Commissioning and Verification

Demand Response
Renewable Energy Production
Enhanced Refrigerant Management

Optimize Energy Performance
Advanced Energy Metering

Certified: 40 to 49 points,   Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110 

Access to Quality Transit

Reduced Parking Footprint

Open Space

Site Assessment

Interior Lighting
Daylight

LEED Accredited Professional
Innovation  

Rainwater Management

Light Pollution Reduction

Environmental Tobacco Smoke Control

Energy and Atmosphere

Minimum Energy Performance

Fundamental Refrigerant Management

Cooling Tower Water Use

Site Development - Protect or Restore Habitat

Acoustic Performance
Quality Views

Enhanced Indoor Air Quality Strategies
Low-Emitting Materials

Indoor Air Quality Assessment
Thermal Comfort
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LANDSCAPE REQUIREMENTS:
1. GROSS SITE AREA: 404,630 S.F. OR 9.28 ACRES
2. NET SITE AREA: 404,630 S.F. OR 9.28 ACRES
3. SITE LANDSCAPE AREA:
    REQUIRED:
    20% OF NET SITE AREA; 1 TREE PER 1,000 S.F. OF REQ. AREA
    404,630 S.F.  X 20% = 80,926 S.F. REQUIRED
    80,926 S.F. / 1,000 = 80.93 OR 81 TREES
    PROVIDED: 81 TREES

4. FRONTAGE LANDSCAPE REQUIREMENTS:
   1 TREE PER 30 L.F. OF FRONTAGE
   REQUIRED:
   NORTH ATLANTIC DRIVE: 607.31 L.F.
   607.31 L.F. / 30 L.F. = 20.24 OR 21 TREES REQUIRED
   PROVIDED: 21 TREES

   CONTINENTAL ROAD: 666.11 L.F.
   666.11 L.F. / 30 L.F. = 22.20 OR 23 TREES REQUIRED
   PROVIDED: 23 TREES

   HARMON ROAD: 615.35. L.F.
   615.35 L.F. / 30 L.F. = 20.51 OR 21 TREES REQUIRED
   PROVIDED: 21 TREES

5. PARKING LOT INTERIOR LANDSCAPE REQUIREMENT:
   1 TREE PER 20 SPACES NOT ADJACENT TO GREENBELT,
   LANDSCAPE AREAS, ETC.
   REQUIRED:  3 LANDSCAPE ISLANDS, 3 TREES REQUIRED
   PROVIDED: 3 TREES PROVIDED

6. TOTAL NEW TREES REQUIRED:  149 TREES
    TOTAL NEW TREES PROVIDED: 149 TREES

2

3

TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL

HYDROSEED AND MULCH W/ LOW-GROW SEED MIX

GROUNDCOVER KEY

4

3" DEPTH MULCH RING ON ALL LAWN TREES

1

2-LT
2-AB

18" WIDE STONE MULCH STRIP, 3/4" TO 1 1/2" DIA, 4-6" DEPTH

3

1

2-QR 5-PG

1-BN
8-BN

1-AB
1-LT

1-AB1-AB
1-AB

2-LT

1-LT

3-LT

15-PM

5-LT

5-TT

4-GT
4-GT

1-AB

7-LS

5-TC

1-AB

7-LS

5-TC

7-PO

5-TC

5-AB
5-PG
1-GT

5-PG

26-TO

5-TT
5-GT 5-TT

1-QR

1-QR

3-PO

3-PO

2-LT
3-BN

12-CA
20-TD

17-TD
8-CA
11-HS

1 4

431

4

3

2

3

1

1
1

1

1

1

1

2
2

2

2

2

PROPOSED LAWN TREES
SHALL BE FINISHED WITH
4' DIA MULCH RING W/ 3"
DEPTH DOUBLE PROCESSED
SHREDDED HARDWOOD BARK
MULCH, TYPICAL

5 3" DEPTH SHREDDED HARDWOOD BARK MULCH

5

54

NOTE:
PERMANENT STRUCTURES OF ANY TYPE, INCLUDING
BUT NOT LIMITED TO, TREES, LIGHT POLES, DRAINAGE
STRUCTURES, SANITARY STRUCTURES, BENCHES, TRASH
RECEPTACLES, ETC., WILL NOT BE ALLOWED WITHIN THE
INFLUENCE OF THE PUBLIC WATER MAIN OR SANITARY
SEWER EASEMENTS.

NOTE:
REPLACEMENT TREES TO BE STATE DEPARTMENT
OF AGRICULTURE NURSERY GRADE NO. 1 OR BETTER,
NORTHERN GROWN W/ STRAIGHT TRUNK.

NOTE:
ALL PROPOSED TREES ARE DESIGNATED AS WOODLAND
REPLACEMENT TREES AND  ARE CONSIDERED
PROTECTED, REGARDLESS OF SIZE.

GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH
(2,000 LBS PER ACRE) . IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL
BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A
MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

TYPICAL LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED SEED MIX NORMALLY
GROWN IN OAKLAND COUNTY, SOWN AT A RATE OF 220 LBS PER ACRE
MIX IS COMPRISED OF

30% NITE HAWK PERENNIAL RYE
30% KENTUCKY BLUEGRASS
20% CREEPING RED FESCUE
10% MERIT KENTUCKY BLUEGRASS
10% NEWPORT KENTUCKY BLUEGRASS

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

TREE WRAP TO BE
SECURED WITH BIO-
DEGRADABLE MATERIAL
AT TOP AND BOTTOM.
REMOVE AFTER FIRST
WINTER.
USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8').
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES JUST BELOW
FIRST BRANCH USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

NTS

DECIDUOUS TREE PLANTING DETAIL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

12" MIN.

EVERGREEN TREE PLANTING DETAIL
NTS

12" MIN.

STAKE TREES APPROXIMATELY
MID-TRUNK USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8').
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

CITY LANDSCAPE NOTES:
1. ALL INSTALLED TREES ARE TO HAVE A STRAIGHT TRUNK.
2. ALL INSTALLED TREES ARE TO BE NORTHERN GROWN.
3. ALL INSTALLED TREES ARE TO BE STATE DEPARTMENT OF AGRICULTURE NURSERY
    GRADE NO. 1 OR BETTER.
4. ALL REPLACEMENT TREES ARE CONSIDERED PROTECTED REGARDLESS OF SIZE.
5. ALL TREES SHALL BE GUARANTEED FOR A MINIMUM OF TWO YEARS.
6. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN UNDERGROUND IRRIGATION SYSTEM.

LOW-GROW LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH LOW-GROW LAWN SEED MIX, AT A RATE OF 5 LBS/1,000 S.F.
SEED AVAILABLE FROM:
NATIVESCAPES, LLC
(T) 1-517-456-7245
* MIX IS COMPRISED OF

22.8% PENNLAWN RED FESCUE
22.5% CREEPING RED FESCUE
21.7% CHEWINGS FESCUE
11.8% VICTORY II CHEWINGS FESCUE
9.8% SPARTAN HEAD FESCUE
9.9% AZAY SHEEPS FESCUE

GENERAL SOD NOTE:
ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL BE SODDED WITH
A BLENDED DURABLE BLUEGRASS SOD, TYPICALLY GROWN IN THE REGION. ALL
TURF SHALL BE PLACED ON A MINIMUM 3" PREPARED TOPSOIL, AND WATERED
DAILY UNTIL ESTABLISHMENT.  IN AREAS SUBJECT  TO EROSION, SODDED LAWN
SHALL BE STABILIZED WHERE NECESSARY, AND LAID PERPENDICULAR TO SLOPES
SOD INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

SHALL BE NATURAL IN COLOR.
HARDWOOD BARK MULCH. MULCH
MULCH 3" DEPTH W/ SHREDDED

1/3 OF ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP 

REMOVE ALL NON-BIODEGRADABLE

6"

NTS
HEDGE PLANTING DETAIL

UNDISTURBED SOIL

SCARIFY SUBGRADE

MATERIALS FROM THE ROOTBALL.

PLANTING MIX, AS SPECIFIED

EARTH SAUCER AROUND SHRUB
NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MAINTAIN 2" CLEAR AREA FROM STEM

PLANT MIX, 10-12" DEEP
AS SPECIFIED

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NTS

ORNAMENTAL GRASS PLANTING DETAIL

UNDISTURBED SUBGRADE

ORNAMENTAL GRASSES SPACED
ACCORDING TO PLANTING PLAN

SHEAR ARBORVITAE HEDGE
AT UNIFORM 5' HEIGHT

PROPOSED 1/8" X 4" METAL
EDGING STAKED PER MANUFACTURER

SHEARED EVERGREEN PLANTING DETAIL
NTS

12" MIN.

EVERGREEN HEDGE TO BE SHEARED
UNIFORMLY AT HEIGHT DEPICTED
ON PLAN, AND MAINTAINED NEATLY
AT HEIGHT

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 4" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

1-AB
1-AB

04/29/15 REVISED PER CITY

05/15/15 REVISED PER CITY

TREES

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT GENUS/SPECIES %

River Birch
Betula nigraBN 12 B&B2.5" CAL

Douglas Fir
Psuedotsuga menziesiiPM 15 B&B

SEE PLAN

SEE PLAN

GT 14 B&B2.5" CAL SEE PLAN

10% GENUS/10% SPECIES

8% GENUS/8% SPECIES

9% GENUS/9% SPECIES

LT 16 B&BSEE PLAN2.5" CAL 10% GENUS/10% SPECIESEmeral City Tulip Tree
Liriodendron tulipifera 'Emerald City'

Black Hills Spruce
Picea glauca 'Densata'PG 15 B&B8' HT SEE PLAN 18% GENUS/10% SPECIES

PO 13 B&BSEE PLAN8' HT 18% GENUS/8% SPECIESSerbian Spruce
Picea omorika

AB 16 B&B2.5" CAL 10% GENUS/10% SPECIESSEE PLAN

19% GENUS/10% SPECIES

Bowhall Red Maple
Acer rubrum 'Bowhall'

Sunburst Honey Locust
Gleditsia triacanthos 'Sunburst'

8' HT

QR 4 Red Oak
Quercus rubra B&B2.5" CAL SEE PLAN 3% GENUS/3% SPECIES

TC 15 B&B2.5" CAL SEE PLANGreenspire Linden
Tilia cordata 'Greenspire'

SHRUBS

Dark Green Arborvitae
Thuja occidentalis 'Nigra'TO 50 B&B6' HT 36" OC

TD 37 B&B30" HT 30" OCDense Yew
Taxus 'Densiformis'

GROUNDCOVERS AND PERENNIALS

Stell D'Oro Daylily
Thuja occidentalis 'Stella D'Oro'HS 11 CONT2 GAL 18" OC

CA 20 CONT3 GAL 30" OCKarl Foerster Feather Reed GRass
Calamagrostis a 'Karl Foerster'

LS 14 B&B2.5" CAL SEE PLAN 9% GENUS/9% SPECIESEmerald Sentinel Sweet Gum
Liquidamber styraciflua 'Emerald Sentinel'

TOTAL 155

19% GENUS/10% SPECIESTT 15 B&B2.5" CAL SEE PLANSterling Linden
Tilia tomentosa 'Sterling'

PS 5 B&BSEE PLAN8' HT 3% GENUS/3% SPECIESWhite Pine
Pinus strobus

PROPOSED SEATWALL PER
ARCHITECTURAL DWGS

1-AB

11-TO

08/16/16 REVISED PER CLIENT

08/18/16 REVISED PER CITY

5-PS

08/25/16 REVISED PER CITY

13-TO

09/01/16 REVISED PER CITY
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