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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 


