
 

AGENDA 
 
 
 
 
 

Planning Commission Meeting 
Wednesday, February 5, 2020  7:00 p.m. 

 

LOCATION:  City Council Chambers 
1827 N. Squirrel Road  Auburn Hills MI 

 

PHONE: 248-364-6900  www.auburnhills.org 
Meeting minutes are on file in the City Clerk’s office. 

 

 
 
1. MEETING CALLED TO ORDER 
 

2. ROLL CALL OF PLANNING COMMISSION 
 

3. PERSONS WISHING TO BE HEARD (regarding items not on the agenda) 
 

4. APPROVAL OF MINUTES – January 8, 2020 
 

5. PETITIONERS 
 
5a. R. Youngblood & Co. 

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

 
5b.  Evolution Sportsplex Expansion (Remove from table) Item tabled at the January 8th meeting. 

Public Hearing / Motion - Recommendation to City Council for combined PUD Step One – Qualification / Step Two – 
Site Plan approval, along with Tree Removal Permit approval, to construct fieldhouse and sports dome. 

 
5c. Speedway Fueling Station and Convenience Store – Rebuild (Remove from table) Item tabled at the January 8th 

meeting. 
Public Hearing / Motion - Recommendation to City Council for Approval of a Special Land Use Permit, Site Plan, and 
Tree Removal Permit 
 

5d. Zoning Ordinance Text Amendment 
Public Hearing / Motion - Recommendation to City Council for approval of a text amendment to amend Article IX, B-
2, General Business Districts and Article XII. T&R, Technology & Research Districts of the Zoning Ordinance 

 
6. OLD BUSINESS - None 
 

7. NEW BUSINESS - None 
 

8. COMMUNICATIONS 
 
9. NEXT SCHEDULED MEETING – Wednesday, March 4, 2020 at 7:00 p.m. in the City Council Chamber. 
 

10. ADJOURNMENT   
 

 NOTE: Anyone planning to attend the meeting who has need of special assistance under the Americans with Disabilities Act 

(ADA) is asked to contact the City Clerk's Office at 248-370-9402 or the City Manager's Office at 248-370-9440 48 hours prior  
to the meeting.  Staff will be pleased to make the necessary arrangements.  
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CITY OF AUBURN HILLS  

PLANNING COMMISSION  
MINUTES 

NOT YET APPROVED 
 

CALL TO ORDER:  Chairperson Ouellette called the meeting to order at 7:15 p.m. 
 
ROLL CALL: Present:  Shearer, Pierce, Beidoun, Mendieta, Marzolf, Hitchcock, Pederson, Ouellette    

Absent:  Ochs 
Also Present:  City Planner Keenan 
Guests: 0 

 
LOCATION:  City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
3.   PERSONS WISHING TO BE HEARD 

Chairman Ouellette welcomed Mr. Brian Marzolf to the Planning Commission. 
 

4.   APPROVAL OF MINUTES – December 11, 2019 
 
Moved by Beidoun to approve the minutes of December 11, 2019. 
Second by Pierce. 
VOTE: Yes: Pederson, Beidoun, Mendieta, Shearer, Marzolf, Pierce, Hitchcock, Ouellette 

 No: None         Motion Carried (8-0) 

 
5.   PETITIONERS 
 
5a.   Evolution Sportsplex Expansion (7:01 p.m.) 

Public Hearing/Motion - Recommendation to City Council for combined PUD Step One – 
Qualification/Step Two – Site Plan approval, along with Tree Removal Permit approval, to construct 
fieldhouse and sports dome. 

 
5b.   Speedway Fueling Station and Convenience Store - Rebuild (7:01 p.m.) 

Public Hearing/Motion - Recommendation to City Council for approval of a Special Land Use Permit, 
Site Plan, and Tree Removal Permit. 

 
Moved by Pierce to table item 5a. Evolution Sportsplex Expansion and item 5b. Speedway Fueling Station 
and Convenience Store until the February 5, 2020 meeting. 
Second by Beidoun. 
VOTE: Yes: Beidoun, Mendieta, Shearer, Pederson, Marzolf, Pierce, Hitchcock, Ouellette 

 No: None         Motion Carried (8-0) 
 

6. OLD BUSINESS – None 
 

7. NEW BUSINESS - None 
 
8. COMMUNICATIONS 
 
Mr. Keenan stated that he distributed information regarding planning and zoning training workshops to the 
Commissioners.  He asked that the Commissioners contact either himself or Elizabeth Brennan if they are 
interested in attending any of the workshops. 
 

Mr. Keenan also stated that language for proposed zoning ordinance text amendments will be presented at the 
February 5, 2020 meeting relative to hotels, as discussed at the 12/19/19 meeting. 
 

Mr. Keenan informed the Commission that Ryan Youngblood, from R. Youngblood & Co., was in the audience and 
that he has plans to move his landscape business to Drakes Landscape on Auburn Road.  Mr. Ouellette invited Mr. 
Youngblood to the podium.  Mr. Youngblood introduced himself to the Commission and informed the Commission 
that he will be presenting his proposal at the February 5, 2020, Planning Commission meeting, seeking approval for 
his landscaping business to be located at 3915 Auburn Road. 

   January 8, 2020 
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9. ELECTION OF OFFICERS 
 
Shearer nominated Ouellette for Chairperson. 
There were no other nominations.  
Supported by Mendieta. 
VOTE: Yes: Mendieta, Shearer, Pederson, Beidoun, Marzolf, Pierce, Hitchcock, Ouellette 

 No: None         Motion Carried (8-0) 

 
Hitchcock nominated Beidoun for Vice-Chairperson. 
There were no other nominations. 
Supported by Shearer. 
VOTE: Yes: Shearer, Pederson, Mendieta, Beidoun, Marzolf, Pierce, Hitchcock, Ouellette 

 No: None         Motion Carried (8-0) 

 
Beidoun nominated Mendieta for Secretary. 
There were no other nominations. 
Supported by Shearer. 
VOTE: Yes: Marzolf, Shearer, Pederson, Mendieta, Beidoun, Pierce, Hitchcock, Ouellette 

 No: None         Motion Carried (8-0) 

 
10. NEXT SCHEDULED MEETING 
The next scheduled meeting is on Wednesday, February 5, 2020, at 7:00 p.m. in the City Council Chamber. 
 
11. ADJOURNMENT 
There being no further business, Mr. Ouellette adjourned the meeting at 7:07 p.m.  
 
Submitted by: 
Susan McCullough, CMC, CMMC 
Recording Secretary 
 



Planning Commission  Agenda  

February 5, 2020 Meeting Agenda Item No. 5a. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  January 31, 2020 

Subject:  R. Youngblood & Co.    
   Public Hearing / Motion – Recommendation to City Council for Approval of Special Land Use Permits, Site 

Plan, and Tree Removal Permit    
 
INTRODUCTION 

This is a request from R. Youngblood & Co. for 
approval to redevelop and improve the property 
currently owned by Drake’s Landscape and 
Nursery, which is located at 3915 Auburn Road, 
and construct a one-story, 4,200 square foot 
office/warehouse building with associated neatly 
and methodically arranged storage yard.   
 
The 1.67-acre site is zoned I-1, Light Industrial 
District.  Construction is anticipated to begin in May 
2020 with completion by the end of December 
2020. The total investment is estimated between 
$1.0 and $1.5 million.   
 
 
 
 
 
  

Illustration of the proposed building viewed from Auburn Road 

R. Youngblood & Co. site plan superimposed on a recent aerial photo of the property  
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INTRODUCTION (cont.) 
R. Youngblood & Co. has provided a detailed overview of 
their business offerings and operations within the packet.  
The 23-year-old “boutique firm” is a well-established 
landscape architecture design-build and garden care 
company that caters primarily to the upscale residential 
market.   
 
The owner, Ryan Youngblood, wishes to relocate his 
business from Rochester (design center) and Shelby 
Township (storage yard) to 3915 Auburn Road due to its 
location within Auburn Hills and the fact that the site is 
currently zoned industrial, which permits a landscape 
business. He also likes the site’s exposure on Auburn Road, 
which will offer a professional presentation to clients who 
visit his new facility. 
 
City staff is very comfortable with this company and its 
site redevelopment proposal as we have determined 
that it will be a clean landscape business, in addition to 
an aesthetic improvement over the current landscape 
and nursery operation that has operated at the site for 
the past 37 years.   
 
We have found through our investigation of the 
company and site visit that Mr. Youngblood has 
implemented company values and operational 
standards that set a high standard for all things “neat 
and orderly.”  Mr. Youngblood believes his storage yard 
must look presentable as it will be internally visible to his 
clients and will reflect on his company’s image as a 
high-end contractor.  
 
R. Youngblood & Co. has provided information in the 
packet regarding their operations.  Mr. Youngblood has 
acknowledged that the landscape industry, in general, 
has a reputation for causing nuisances and being poor 
neighbors.  We have found that Mr. Youngblood has 
demonstrated that his company is atypical for the 
landscape industry and is appropriate for this 
location.  
 
We wish to highlight that fact that R. Youngblood & Co. adheres to several Standard Operating Procedures that allow 
them to be more efficient and mitigate any impact on the surrounding community, such as:   
 

1. Morning and Evening Procedure - Each employee has a set arrival time and end time procedure which helps 
reduce noise and streamlines their loading and unloading process. The primary noise generated at the site is the 
movement of the lawn movers on and off the trailers.  The company’s projected operating hours are Monday 
through Friday from 6:30 a.m. to 7:30 p.m.  Note:  Due to the nature of their business, their crews may return later 
than scheduled hours and may also be scheduled for some weekend days.  During after-hour events, procedures will 
be in place to respect the surroundings.  

2. Direct Deliveries - Due to the size of their projects, the company strives to have most of the job materials delivered 
from their vendors straight to their work sites.  This reduces the company’s logistics and also reduces the noises 
associated with deliveries.  

3. No Snow or Salt Services -  The company is a three-season operation.  They do NOT provide snow or salt 
services.  This eliminates the risk of light and noise pollution during uncontrolled hours.  Furthermore, due to 
their seasonal schedule, their operation is extremely quiet during the winter months.   

4. Standard Issue - The company has adopted a procedure they classify as “Standard Issue.”  These are internal charts 
and procedures that ensure their work space, yard space, and office space remain in an organized condition 
continually.    

Photos taken during staff’s site visit at their Shelby 
Township shop and yard on January 29, 2020 
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ZONING MAP AND MASTER PLAN 
As shown below, 3915 Auburn Road is zoned I-1, Light Industrial District.  The property is surrounded by non-
residential property (B-2 and I-1 Districts).  Non-residential zoned property is located directly across the street from the 
site (B-2 and O Districts).  A gas station with a car wash is located east of the site and a plumbing supply warehouse with 
associated outside storage yard is located west of the site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In addition to being compatible with the I-1, Light Industrial Zoning District, staff finds the proposal from R. Youngblood 
& Co. is consistent with the City’s Master Land Use Plan and 1999 Village Center Neighborhood Master Plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Excerpt from the 1999 Village Center Neighborhood Master Plan 

Excerpt from the Zoning Map 

SITE 
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HISTORICAL USE OF THE PROPERTY 

Drake’s Landscape and Nursery has operated at the site since 1983.  Records show it was occupied by Pontiac Janitorial 
Supply before Mr. Drake’s repurposing of the land.  Charlie Drake received a Conditional Use Permit to operate a 
landscape business at the site from the Charter Township of Pontiac Board on December 7, 1982.  The photos below 
show that most of Drake’s landscape inventory has been removed from the site in preparation for the pending land sale. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
It is noted that for many years the unscreened outside storage of mulch was located in front of Drake’s business along 
Auburn Road adjacent to the sidewalk.  In addition to bringing the property up to City Codes and Ordinances, R. 
Youngblood & Co. will be storing all of its materials, at a much smaller scale, within the screened storage yard in the rear 
of the site.   
 
  

Recent photo of the property 

Google Maps street view photo dated September 2018 

Photo looking west Photo looking east 
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KEY ISSUES 

1. Landscape Business.  Special Land Use Permits are requested by R. Youngblood & Co. for the following: 1) the 
proposed landscape business, which includes the redesign and modernization of the existing storage yard, improved 
screening of the yard, demolition of the existing building, and the construction of the new building and associated 
parking lot; and 2) the outside storage of up to 16 trucks and associated trailers within the yard as specifically shown 
in red on the proposed site plan.  They currently have ten vehicles, many with attached trailers, in their inventory. 

 
The photos below were taken at R. Youngblood & Co.’s current yard in Shelby Township during our staff visit on 
January 29, 2020. 

 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Illustrated site plan 
Inside their shop all the equipment is numbered and 

color coded and arranged in an orderly fashion 
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KEY ISSUES (cont.) 
2. Truck restrictions. The Police Department has reviewed 

the site plans for the R. Youngblood & Co. development, 
along with the vehicles and equipment that will be utilized 
by the business.   
 
There is currently a traffic control order (TT-01) approved 
by the City Council on February 25, 2019, prohibiting 
truck traffic in Downtown Auburn Hills.   
 
Trucks are defined as any “truck,” “truck tractor,” 
“semitrailer,” or “commercial vehicle” of combination 
thereof having an elected gross weight rating greater 
than 10,000 lbs.   
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
The descriptions of vehicles used by R. 
Youngblood & Co. appear to be under the 
10,000 lb. weight rating, except for their black 
dump truck (48,000 lb.). 
 
Thus, the Police Department recommends 
approval of the project as presented in the plans 
with one stipulation:   
 
“Any vehicle with an elected gross vehicle weight 
rating over 10,000 lbs. shall be prohibited from 
traveling westbound on Auburn Road. from the 
property location toward downtown and/or 
prohibited from traveling from downtown or 
eastbound on Auburn Road to arrive at the 
property location.  The only exemption to this 
stipulation will be for local deliveries to areas 
Downtown within the prohibited truck traffic zone.”    

 
  
 
 
 

Most of the company’s vehicles are shown in this photo, with the exception of a black 

dump truck used for the transportation of mulch, soil, plant materials, etc. to job sites  

This dump truck would be required to leave the site 
to the east toward the Adams Road/Auburn Road 
intersection and return to the site from the Adams 

Road/Auburn Road intersection  

Sign located across the street from the site  
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LEGAL REVIEW OF THE LAND USE 
This project has been vetted by staff with City Attorney Derk Beckerleg for compliance with the City’s Zoning Ordinance.  
We wish to advise the Planning Commission of the following information which is pertinent to its recommendation to the 
City Council: 
 
1) Legal Use of the Property Has Been Preserved.  Initial discussions with Mr. Youngblood, which began in November 

2019, involved him utilizing the existing building, parking lot, and yard at 3915 Auburn Road “as is.”  Mr. Beckerleg 
determined that Mr. Youngblood (or any other similar business) would have their legal right to continue a 
landscape business on the site since a permit was granted by the Charter Township of Pontiac Board on 
December 7, 1982, and the business would be in legal terms “essentially the same” as previously approved.  
Thus, a landscape business would be able to operate at the site today, even though the property has several 
ordinance deficiencies. 
 
Also, Mr. Youngblood would be administratively permitted to use the existing building, improve the storage yard, and 
construct an accessory storage facility on the site to store his equipment similar to the recent redevelopment of the 
Stone Place property at 2551 Auburn Road by Greenway Landscaping provided any new structure met zoning 
setback requirements. 
 

 
 
 

2) Benefits to the City to Permit the Upgrade.  Mr. Youngblood elected to go through the public review process and 
obtain a new permit so that he could improve the property to meet his company’s long-term needs, along with its 
clean and professional image.  Staff has encouraged this decision based on the above alternative scenario. 
 
Staff supports Mr. Youngblood’s redevelopment proposal based on the nature of his business operation and 
the many site improvements proposed.  Such as: 

a) The removal of old structure and construction of the new building, which will meet all zoning standards. 

b) The removal of the legal non-conforming parking lot and addition of a new modern parking lot, which will meet 
zoning setback, greenbelt, landscape, sidewalk, handicapped accessibility, electric vehicle charging station 
preparation, pathway re-alignment, and storage yard screening requirements. 

c) The removal of two large driveways on Auburn Road and the consolidation of access into one driveway. 

d) The improvement of the existing yard with compacted gravel and the installation of a 200-foot-long concrete 
drive leading to Auburn Road to minimize any dust or gravel being tracked out of the site and is strong enough to 
support a fire truck.  

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

f) Improved screening of the yard with the addition of 240 arborvitaes, each eight feet tall, surrounding the existing 
fencing, along with the removal of the barbed wire from the top of the existing fencing. 

g) Improved City control of the use of the property via a new Special Land Use Permit that is conditioned 
for only R. Youngblood & Co.’s business.  This will “lock-in” the design of the site and use of the associated 
storage yard to minimize any potential nuisances that could be generated such as hours of operation, no snow 
plow service, along with the positioning of vehicles, plant materials, and landscape materials within the yard. 

 
 

Recent example - Redevelopment and modernization of 2551 Auburn Road  
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LEGAL REVIEW OF THE LAND USE (cont.) 
3) Special Land Use Permit Guidelines.  City Attorney Beckerleg has advised staff to list the specific ordinance 

standards for Special Land Use Permit approval, along with staff’s findings (shown in red), in this staff review 
so that the Planning Commission is properly advised of their limited discretion when reviewing this proposal 
as mandated by the Michigan Zoning Enabling Act and case law.  Per Section 1818 of the Zoning Ordinance, 
decisions made by the City Council, after Planning Commission public hearing and recommendation shall be based 
upon the following specific “findings of fact:” 
 

a) The proposed land use or activity shall comply with local ordinances and State and Federal statutes. 
Yes … the project will comply 

 

b) The location of the land use shall be proper for the activity proposed. It shall: 
1) Use the land in accordance with its character. 
2) Limit the improper use of land. 
3) Provide protection for the preservation of existing natural resources. 
4) Avoid overcrowding of population. 
5) Conserve the public funds for public improvements and services to conform with the most advantageous use 

of land, resources, and property. 
Yes … the land use is proper for the activity proposed.  City Attorney Beckerleg and I have found that the 
proposed activity is “essentially the same” as the historical use of the land. 

 

c) The proposed use shall not cause transportation, safety, or congestion problems.  The Planning Commission 
shall consider: 
1) The location and design of driveways providing ingress to and egress from the site, in relation to streets 

giving access to the site, and in relation to pedestrian traffic. 
2) The traffic circulation features within the site and the location of automobile parking areas. 
3) The adequacy of the existing surrounding transportation system to handle the added vehicular activity 

proposed by the new use without undue congestion and safety problems. 
Yes … Police, Fire, and Engineer have determined that no problems will occur with the project as 
presented. 

 

d) The proposed use or activity shall meet the following utility requirements: 
1) An adequate supply of safe drinking water. 
2) Adequate sanitary and storm sewage disposal system. 
3) Utility connections. 
4) Surface drainage requirements. 
5) Trash and refuse collection and disposal. 
6) Protection of the petitioner and the surrounding community from dangerous or hazardous operations which 
 may be brought about by the use or activity. 
Yes … all of the above requirements will be met 

 

e) There shall be adequate necessary public services.  These shall include: 
1) Educational facilities. 
2) Recreational facilities. 
3) Fire protection. 
4) Police protection. 
Yes … all of the above will be met.  Items 1 and 2 are not applicable. 

 

f) The decision will promote the intent and purpose of this Zoning Ordinance. 
Yes … the proposed use is consistent with uses allowed in the I-1, Light Industrial District, along with the 
current use of the property.  It is also consistent with the City’s Master Land Use Plan. 

 

g) The land use or activity shall be consistent with the public health, safety and welfare of the City. 
Yes … City Attorney Beckerleg and I have found that the use of the land is consistent with the public 
health, safety and welfare of the City. 
 

h) The land use or activity authorized shall be compatible with the adjacent uses of land, the natural environment 
and the capacity of public services and facilities affected by the land use. 

 Yes … a landscape and nursery business with a storage yard have operated at the site since 1983.  This 
new proposal is “essentially the same” as the current use and will be an upgrade to the property with 
improved landscape/screening, new building and parking lot, etc.  The proposed land use is compatible 
with the adjacent Mobil Gas Station with car wash, plumbing supply warehouse with outside storage yard, 
and vacant B-2, General Business District zoned property.  
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LEGAL REVIEW OF THE LAND USE (cont.) 
The ordinance further states that “reasonable” conditions may be required with the approval of a Special Land Use Permit.  
Conditions imposed by the City shall meet all of the following requirements: 

 
a) Be designed to protect natural resources, the health, safety and welfare and the social and economic well-being of 

those who will use the land use or activity under consideration, residents and landowners immediately adjacent to the 
proposed land use or activity, and the community as a whole. 

 
b) Be related to the valid exercise of the police power and purposes which are affected by the proposed use or activity. 
 
c) Be necessary to meet the intent and purpose of this Zoning Ordinance, be related to the standards established in this 

Ordinance for the land use or activity under consideration, and be necessary to ensure compliance with those 
standards. 

See staff approval conditions 
  
 
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 Conditional Approval of the Special Land Use Permit requests to allow a landscape business with 
associated storage yard and the outside storage of vehicles in the I-1, Light Industrial District 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 Site Plan and Tree Removal Permit 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; access will be to Auburn 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 building’s total square footage, nine parking spaces are required, and 29 parking spaces are 

depicted.  It is noted that the extra parking spaces are provided for the company’s 22 employees, along with 
customers visiting their design center. 

4. The parking layout will meet minimum requirements and parking spaces are provided for the handicapped (two are 
required and two are provided).  One space 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.  It is noted that a high-quality 

landscape plan has been submitted per Section 1808, Subsection 2(B) since 18.64% of landscape area is provided, 
in lieu of 20%.  The overall landscape design and plantings proposed are a significant improvement over the current 
legal non-conforming condition of the property. 

8. The existing chain link fencing around the site will be utilized with the addition of 240 arborvitaes to screen and 
secure the storage yard.  The existing barbed wire will be removed from the top of the fencing. 

9. 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 lens shall not extend below the light fixture 
shields.  Light poles shall not be taller than the proposed height of 20 feet measured from grade.  A photometric 
plan will be reviewed at the time of Building Permit to confirm no light trespass will occur. 

10. A note indicates that signs shall meet the requirements of the Zoning Ordinance. 
11. A note indicates that parking spaces shall be double striped. 
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STAFF RECOMMENDATION (cont.) 
12. Ground-mounted and roof-mounted mechanical equipment will be screened.   
13. A note indicates that there will be no pallet storage, overnight vehicles, or trailer storage, except as approved on the 

site plan. 
14. The existing eight-foot pathway along Auburn Road will be removed and reconstructed to align with the pathway 

locations on neighboring properties. Complete Streets considerations were made as part of the site design with a 
sidewalk proposed from the building to the pathway along Auburn Road.  

15. A Tree Removal Permit is required – 33 replacement trees are required, and ten replacement trees are proposed. 
All replacement trees cannot be planted on-site due to the nature of the storage yard land use, which is a 
continuation of the existing Drake Landscape and Nursery yard.  The remaining 23 trees are to be paid into the 
City’s Tree Fund for a total of $8,740 (23 x $380 = $8,740).  It is noted that the applicant is planting 240 arborvitaes 
each eight feet in height around the storage yard, which may not be counted as replacement trees per the 
Woodlands Preservation Ordinance. 

16. R. Youngblood & Co. has agreed to prep the parking lot with two 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 of the Special Land Use Permits, Site Plan, and Tree 
Removal Permit for the R. Youngblood & Company subject to the conditions of the administrative 
review team.   
 
In addition, the following conditions are required to protect the health, safety and welfare and the 
social and economic well-being of those landowners immediately adjacent to the proposed land use, 
and the community as a whole: 
 
1. This permit approval is only granted to R. Youngblood & Co based on this specific redevelopment 

proposal and shall not be transferable to another entity without City Council approval. 
 

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

 
3. In addition to the permit requirements and staff conditions, R. Youngblood & Co.’s operations 

shall conform with the performance standards listed in the City’s Zoning Ordinance and Code of 
Ordinances which address light trespass, open storage, noise, dust, blight, odor, and other 
nuisances.  Truck movement shall be restricted per the traffic control order approved by the City 
Council on February 25, 2019.” 

 
 

 

 
 
 





                                                                  
 
January 28, 2020 
 
Re: 3915 Auburn Road / R.Youngblood & Co.  
 
 
Dear Auburn Hills,  
 
 
Over the years I have watched the development both current and proposed within Auburn Hills.  
What I see excites me and I want to applaud the foresight and planning for the success and 
improvements.  Auburn Hills, as I have experienced, has become a place of community, and business 
that has inspired me and has encouraged me to become a part of it.  Furthermore, it has inspired me in 
a way that I want to strategically become part of Auburn Hills in a fashion that will support, adhere and 
enhance both the community and the business district.  My intent of this letter is to introduce my 
company, R.Youngblood & Co. and the characteristics that define whom we are as a company.   
 
R.Youngblood & Co. is known as a well-established landscape architecture design-build and garden care 
company in which celebrates its twenty third year in 2020.  Our firm consist of a group of individuals 
whom all share a deep passion for designing, building and managing gardens and landscapes for the 
upscale residential client.  We classify our company as a boutique firm in which has become known for 
our high-level approach to landscape architecture and garden care.  I invite you to visit our company 
website at www.ryoungblood.com to learn more about R.Youngblood & Co.   
 
One very important attribute to our twenty-three years of success would be how we approach the 
landscape business.   First and foremost, we consider our company a small part of a greater whole.  We 
have positioned ourselves at 3915 Auburn Rd. with the desire to be highly exposed, in a respectful 
fashion within a great city.  What we provide to our client is a project or service that is elevated within 
our industry.  However, beyond this, we consider ourselves responsible for being a positive impact to 
others around us and strive to always enhance the area and or community in which we do business.  
I would like to define our operation as to how our firm would impact and improve our proposed site at 
3915 Auburn Rd.  
 
We are excited about the opportunity to invest and develop numerous site improvements in which will 
strongly enhance Auburn Hills.  Currently, the buildings and site are dated and do not comply with the 
recent ordinances.   Our plan is to establish the site to be an attractive, well organized and respectful 
operation.  We will accomplish this in several ways.  Firstly, we plan to update the site to fully comply 
with all ordinances, remove the existing buildings and build a new building that will be architecturally 
attractive to the community.  Our site will be fully screened by an attractive green belt buffer, and our 
landscape plan will be sure to communicate our expertise with great design.  The yard space is proposed 
to be well organized and all trucks, materials and holding areas are well defined and visually respectful.  
We will have all bulk materials such as mulch, topsoil, and stone screened and compartmentalized 

http://www.ryoungblood.com/


within approved bulk bins.  Overall, these improvements will provide a large-scale improvement to the 
site and its current non-conforming situation.   
 
Furthermore, our operation adheres to several internal Standard Operating Procedures that allow us as 
a company to be more efficient and indirectly reduces our impact to the surrounding community.  Below 
details key Standard Operating Procedures that impact our surroundings in a positive way.  
 

1. Morning and Evening Procedures – each employee has a set arrival time and procedure in which 
is followed.  This helps reduce our noise, and streamline our loading process.  At the end of each 
work day a procedure is followed to again, reduce noise and streamline the unloading process.  
Our projected hours are Monday through Friday from 6:30am to 7:30pm.  However, due to the 
nature of our business it is important to note that our crews may return later than our 
scheduled hours and also be scheduled for some weekend days.  During after hour events, 
procedures will be in place to respect the surroundings.  

 
2. Direct Deliveries – due to the size of our projects we strive to have most of our materials 

delivered from our vendors straight to our work sites.  This reduces our logistics and also 
reduces the noises associated with deliveries.  
 

3. No Snow or Salt Services – we do not provide snow or salt services.  This eliminates the risk of 
light and noise pollution during uncontrolled hours.  Furthermore, due to our seasonal schedule 
our operation is extremely quite during the winter months.   
 

4. Standard Issue - our company has adopted a procedure we classify as Standard Issue.  These are 
internal charts and procedures that ensure our work space, yard space and office space remain 
in an organized condition continually.   
 

5. Expectations & Reputation – often the landscape industry is known for a cluttered and poorly 
managed operation that negatively impacts the area in which it resides.  At R.Youngblood & Co. 
we have established several procedures that ensures our fleet of vehicles and grounds are 
continuously in a clean and organized condition.  We are known as an employer with high 
expectations and as a result our firm has gained a strong reputation.   
 

In conclusion, R.Youngblood & Co. for twenty-three years has applied great efforts to operating a clean, 
organized and well-respected landscape business.  We are proud of what we have accomplished and we 
strongly look forward to becoming another company whom is proud to call Auburn Hills their home.   
We have a great vision and feel confident that we will quickly gain the respect of the Auburn Hills 
community and business district.  We look forward to improving this site and enhancing the space in 
many ways.  
 
 
Respectfully,  
 
Ryan Youngblood  
President  
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human
THAT’S WHAT  

SETS US APART

tru
INGENUITY

Today, ‘human skill’ is in a 
 daily battle with the replacement  

of technology and machinery. 

Here, we at R. Youngblood & Co., rely on  
our talented staff to fulfill the ‘creativity’ every  

exceptional environment requires. 

One thing that cannot be  
replicated through technology  

or machinery is our  
‘human creativity’! 

 
That is what sets our firm apart.

H UMAN 
I NGENUITY



visiondistinct

R .  Y O U N G B L O O D  &  C O .,  
W I T H  P R I N C I PA L D E S I G N E R  

K U RT  S C H A U S 
 offers spectacular design concepts in outdoor environments.   

Starting with preliminary ideas and continuing through the  
master plan process, R. Youngblood & Co. will work closely with  

you to create superior results. Each layer of the design will  
be clearly presented using visual aids to ensure the complete project  

meets your expectations down to the very last detail. You  
will be sure to have the stamp of authenticity R. Youngblood & Co.  

prides itself on when it comes to each and every space.



single
S O U R C E

your

W I T H  D E C A D E S  O F  
C O M B I N E D  E X P E R I E N C E

our team has become known for our unity of creative design 
coupled with precise project installation and management.  
Over the years we have developed a group of designers,  

project managers, tradesmen and artists ensuring landscape  
excellence for each and every project. Together we deliver  

an experience that has proven to be unparalleled.
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I L L U M I N AT E D

O U R  C L I E N T S  S AY:

"We never imagined the incredible difference landscape  
lighting would add to our home. Before, our gatherings on  

our patio would end at dark, but never felt finished.  
Now we are able to relax and enjoy all the amazing things  

a warm summer evening has to offer. We love the soft  
and subtle effects the lighting gives, along with all the beautiful  

shadows. Thank you so much for all the great ideas!  
We sit outside every chance we get now!"  

— PRIVATE RESIDENCE, ROCHESTER, MI



E S TAT E  
M A I N T E N A N C E
WEEKLY LAWN MAINTENANCE

ORNAMENTAL PRUNING

SHRUB TRIMMING

PERSONAL GARDENING SERVICE

TREE, SHRUB  
& LAWN FERTILIZATION

IRRIGATION SYSTEM STARTUP,  
MONITORING, 

 AND WINTERIZATION

WINTER BURLAP PROTECTION  
FOR EVERGREENS

SPRING & FALL CLEAN-UPS

gardenW H I T E  G L O V E

care

L E D  B Y  S TA F F  
H O RT I C U LT U R I S T,  

our garden maintenance services are precisely tailored for each garden  
and property. With a strong focus on plant health care and attention  

to detail, we ensure each garden is maintained with its original  
vision in mind. Enjoy the perks of a fflourishing landscape that offers  

seasons of dynamic beauty with our White Glove Garden Care!



accents
elegant

SPRING-BLOOMING BULBS 

CONTAINER GARDENS 

ANNUAL FLOWERS 

FALL COLOR DISPLAYS 

HOLIDAY-THEMED PLANTERS



A five-page feature story in the landscaping issue of Hour Detroit magazine 

O U R  C L I E N T S  S AY:

"Outstanding customer service. Excellent work crew. 
R. Youngblood & Company is truly top-notch. We couldn’t  

be happier with the outcome. Landscape design is an  
understatement it’s more like landscape art! We can’t tell you the  

number of compliments we have had."  

— MIKE AND CECILIA

talking
people

A R E

A three-acre personal Eden that refflects 
the owners’ love of gardens in Italy  

and France won critical acclaim in the 
Detroit Home Design Awards

Best Of Design 

Houzz is the leading platform  
for home design
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RYAN YOUNGBLOOD 
PRESIDENT / FOUNDER OF  
R. YOUNGBLOOD & CO., 

Ryan’s passion for creating residential landscapes 
that are harmonious to the architecture, 
surrounding conditions, and the client’s lifestyle has 
been the founding inspiration in R. Youngblood & 
Co. Ryan regularly enjoys the rewards of working 
with his team to develop inspired environments that 
draw their clients outdoors into memorable,  
meaningful experiences.

Ryan has earned a degree in landscape horticulture 
and has been recognized on several occasions for 
his firm's landscape excellence.

. . . . . .

R. YOUNGBLOOD  
& CO.

512 Madison Avenue 
Rochester, MI 48307

248.650.1990

www.ryoungblood.com
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Planning Commission  
Public Notice 

 

Meeting Date, Time, and Location: 
 

Wednesday, February 5, 2020 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: R. Youngblood & Co. 
 

General Property Location: 3915 Auburn Road (Sidwell No. 14-25-478-006) 
 

Applicant: Ryan Youngblood – 246-650-1990 
 

Nature of the Request: Recommendation to City Council for Special Land Use Permit 
(outside storage of vehicles and landscape operation), Site Plan, 
and Tree Removal Permit approval 
  

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

 
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 Building, 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. 
 

 
 

 

SITE 

Location Map 



 
 
 

 

January 31, 2020 
 
 
Mr. Shawn Keenan, AICP 
City Planner 
CITY OF AUBURN HILLS 
1827 Squirrel Road 
Auburn Hills, Michigan 48326 
 
 
RE: 3915 Auburn - Youngblood Landscaping  
 
 
Dear Mr. Keenan: 
 
We have completed the site plan review for the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site.  The site plan, received by this office on 
January 26, 2020 was prepared by Sujak Engineering PLC. The review comments are noted below. 
 
PERMITS: 
Various permits will be required for this site, including but not limited to the following: 
 

➢ Soil erosion permit from O.C.W.R.C. 
 
GENERAL/PERMITS: 
The site is located at 3915 Auburn Road to the east of Adams. The applicant is proposing to renovate the existing 
landscaping facilities, remove the existing building and construct a new 6,000 square foot office building on the 
southeast corner of the site. The proposed development will span one parcel, currently zoned Light Industrial (I-
1). Adjacent parcels to the east are zoned General Business (B-2) and to the east zoned Light Industrial (I-1). A 
complete legal description of the parcel is shown on the plan. The City of Auburn Hills Standard Notes and Fire 
Department Notes are not included in the plans. A landscape plan was included in the site plan and appears to be 
acceptable. The Auburn Hills Standard Details were not included in the plan set and will need to be in the 
engineering review submittal. A soil erosion permit from O.C.W.R.C. will be required for this site if the total 
disturbed ground is more than one acre.   
 
MUNICIPAL UTILITIES: 
There is an existing 12-inch water main that runs along Auburn Road on the south side of the site. A new two-inch 
domestic water service is to be extended from the water main to the proposed building. The applicant is proposing 
one fire hydrant assembly south of the proposed parking lot, to the east of the new driveway to provided adequate 
coverage for the site.  
 
There is an existing 10-inch sanitary sewer main that flows east along Auburn Road from the sanitary manhole just 
south of the site. The proposed sewer lead for the building shall extend from the building to the existing sanitary 
sewer on the west side of the site.  
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STORM SEWER AND DETENTION: 
Storm runoff for the site will be collected a series of catch basins and storm sewer routed to a proposed 
underground detention system. Drainage will also be collected along the west property line via a swale and routed 
to the existing storm sewer system on Auburn Road. In lieu of constructing a new storm manhole in Auburn 
Road, the existing location of the existing catch basin in the west driveway should be used for the outlet location. 
Preliminary detention and runoff calculations have been provided on the plan and appear to meet City 
requirements. Additional details for the storm water management system will be needed for engineering review 
including storm sewer calculations and profiles.  
 
TRAFFIC/PAVING: 
Access to the site is currently though two wide driveways to Auburn Road. The applicant proposes to close the 
west driveway and maintain the east. A parking lot is proposed on the south side of the site and the plans indicate 
curb and gutter throughout. Pavement cross-sections for the site have been provided and appear to meet City 
standards. Superpave mix designs will be required for pavement within the right-of-way. Any pavement removed 
in Auburn Road must be repaved at a matching thickness. A dumpster location area is shown. The applicant is 
proposing 29 parking spaces including two handicap spaces of which one is van accessible. An existing 8-foot wide 
public pathway currently runs along Auburn Road, south of the site and will be relocated approximately 20 feet to 
the north as part of this project. This will improve pedestrian safety and site aesthetics.  
 
GRADING: 
Existing and proposed grades are shown with contours and spot elevations. The existing site generally drains from 
the east side of the site to the west edge. The proposed improvements keep a similar drainage pattern. Perimeter 
site slopes appear to meet the requirement of 1:4 max and match into existing contours prior to all abutting 
property lines with the exception of the west side. 1:3 slopes are proposed here to allow for a drainage swale to 
ensure stormwater is not sent onto the adjacent site. Pavement slopes appear to be consistent with City standards 
and are to remain between 1% and 6% for drive areas, and between 1% and 4% for parking areas.  
 
RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements, and has been stamped 
“Approved” by our office.  We ask that the site plan approval acknowledge the following: 
 

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

 
If you have any questions or are in need of any further information, please feel free to contact our office. 
 
Sincerely, 
OHM Advisors 
 
 
 
______________________________________ 
Andrew Cousino, P.E. 
 
 
Transmitted via e-mail to Shawn Keenan: January 31, 2020 

cc: File 
 
 
P:\0101_0125\SITE_AuburnHillsCity\2019\0120191280_3915 Auburn\_SITE\2020.01.30 Site App Youngblood Landscaping.docx 



  
 
 

                                                   
 

MEMORANDUM 
 
TO:   Shawn Keenan, City Planner   
FROM:  Lieutenant Ryan Gagnon 
DATE:  January 29, 2020 
SUBJECT:  Site Plan Review for R. Youngblood and Company 
____________________________________________________________________________ 
 
I have reviewed the site plans for the R. Youngblood and Company development, located at 3915 Auburn 
Road.  This also included a review of vehicles and equipment that will be utilized by the business.  There 
is currently a traffic control order (TT-01) approved by City Council on February 25, 2019, prohibiting 
truck traffic in downtown Auburn Hills.  Trucks are defined as any “truck”, “truck tractor”, “semitrailer”, 
or “commercial vehicle” of combination thereof having an elected gross weight rating greater than 10,000 
lbs.  The descriptions of vehicles used by the business, with the exception of their black dump truck, 
appear to be under the 10,000 lb. weight rating. 

The Police Department approves of the planned development as presented in the plans with one 
stipulation.  Any vehicle with an elected gross vehicle weight rating over 10,000 lbs. shall be prohibited 
from traveling westbound on Auburn Rd. from the property location toward downtown and/or prohibited 
from traveling from downtown or eastbound on Auburn Rd. to arrive at the property location.  The only 
exemption to this stipulation will be for local deliveries to areas downtown within the prohibited truck 
traffic zone.   

 

POLICE DEPARTMENT
1899 North Squirrel Road 
Auburn Hills, MI  48326 



1942 – 75 Years – 2017  
 

 

 
 
 

 
 

Official Memorandum 
 
To: Shawn Keenan, City Planner 
From: Joshua Boyce, Fire Inspector 
Date:                  1/29/2020 
Re:                  Site Plan PSP190017 

 
PROJECT:     Youngblood 3915 Auburn       
  

APPROVED  

XXX APPROVED Subject to the following: 

 DENIED  

 
Conditions: 

1. No parking within 20 feet of membrane structures (Hoop houses).  Signage required. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Joshua Boyce 
Auburn Hills Fire Department 
Fire Inspector 

 

AUBURN HILLS 
FIRE DEPARTMENT 

 
 

 



Site Specific, Inc. 

Site Specific, Inc. 
JULIE STACHECKI, ISA Certified Arborist MI-0650, TRAQ, MI Oak Wilt Qualified 

Howell, MI 48843 w 810.599.0343 w stachec1@me.com 
 

1 

January 29, 2020 
 
Steve Cohen, Director  
City of Auburn Hills, Community Development Department 
1827 North Squirrel Road 
Auburn Hills, MI 48326 
 
Subject:  Woodlands Ordinance Review for the proposed re-development of 3915 Auburn 

Road, Auburn Hills, MI 
 
Dear Mr. Cohen, 
 The submittals regarding the above-mentioned project were reviewed and 
compared to in-field site conditions. See the chart below for details.  

TREE REPLACEMENT TABLE – Speedway Station 

DESCRIPTION 37 SURVEYED TREES REPLACEMENT 
TREES 

Non-Regulated Trees Removed 4 0 

Removed Landmark Trees (5 on site; 
0 removed) 

 @ >26” DBH; NONE Removed 0 

Removed Regulated Trees 33 33 

Saved Trees 0 0 

TOTAL Replacement Trees   33 Trees  

Replacement Trees 
 Applicant proposes to remove 37 trees and replace 10 (of 33) regulated trees from 
the site; no Landmark trees are on site.  The landscape plans provide 10 trees for this 
site.  Thus, tree planting combined with payment ($8,740) into the Tree Fund for 23 trees 
(23 x $380 = $8,740) satisfies the requirements of the Woodlands Ordinance.   
 This project is approved based on the fulfillment activities stated above.  
 
Best regards, 
 
 
Julie Stachecki 
ISA Certified Arborist – MI-065; MI Oak Wilt Qualified; 
Tree Risk Assessment Qualified (TRAQ); 
Arboriculture Society of Michigan - President 
City of Auburn Hills Woodland Consultant 









 
 
January 27, 2020  
 
 
Mr. Steven J. Cohen  
Director of Community Development  
1827 N. Squirrel Road  
Auburn Hills, MI 48326 
 
 
Re:    Citizen Participation Letter Report  
          Redevelopment of 3915 Auburn Road - R.Youngblood & Co.  
 
Dear Mr. Cohen,  
 
In accordance with the City of Auburn Hills’ Citizen Participation Ordinance, we mailed the  
attached letter to four hundred and eight (408) residents and business owners using the  
address labels provided by the Auburn Hills Community Development Office. The letters 
were postmarked January 6th, 2020.  
 
To date we have received thirty (30) letters returned as undeliverable, “Return to Sender  
Unable to Forward”.  
 
To date we have been contacted by one individual by the name of Mr. Sam Stafa.  I have met  
in person with Mr. Stafa and his real estate brocker, David Leitch. I answered their  
questions and further explained our plans for the re-development of 3915 Auburn Rd.  
 
 
 
Respectfully, 
Ryan Youngblood 
 
 
President  
R.Youngblood & Co.  
 
 
 
 
 



































Planning Commission  Agenda  

February 5, 2020 Meeting Agenda Item No. 5b. 
 

 

To: Chairperson Greg Ouellette and the Planning Commission  

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

Submitted: January 29, 2020 

Subject: Evolution Sportsplex Expansion – 141 South Opdyke Road 
 Public Hearing / Motion - Recommendation to City Council for Combined PUD Step One – Concept Plan 

and PUD Step Two – Site Plan and Tree Removal Permit approval 
 
INTRODUCTION 
This is a request from Auburn Hills Sports Complex, LLC, to expand their existing sports complex by constructing one 
35,650 square foot fieldhouse and one 125,400 air-supported sports dome structure on a 12.96-acre parcel, zoned    
B-2, General Business District.   The site is located at 141 South Opdyke Road, which is generally located east of 
South Opdyke Road, south of Auburn Road.  

 
The applicant intends to purchase approximately 0.39-acres of the adjacent parcel to the northeast, which will be 
combined with the existing 12.57-acre parcel where the existing sportsplex now sits to ensure the site will 
accommodate the proposed use.   The PUD application has been submitted to allow the project flexibility with 
building setbacks and greenbelt width requirements, in exchange for the public benefit of the efficient 
redevelopment of this environmentally challenging property. 
 
Construction for this project is expected to begin in April 2020 and take approximately six months to complete.  The 
overall investment is estimated at $6.25 million.   
 

Illustrated Site Plan 

 

Existing 
Dome 

New 

Dome 

New 

Fieldhouse 
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SITE HISTORY 
The property was part of the Salterlli Landfill, which 
operated in the 1960’s and 1970’s.  The landfill 
accepted foundry sand from General Motors 
Corporation throughout its operational existence.  
Environmental reports showed fill up to 18 feet of 
foundry sand throughout the site underlain by peat, 
topsoil, and silt with organics.  Historical aerial 
photography shows the property was historically a 
low, wet area that was filled.  Chemical tests 
reported polychlorinated biphenyls (PCBs), 
polynuclear aromatic hydrocarbons (PNAs), and 
metals within the fill at concentrations which exceed 
residential and non-residential direct contact 
standards.  The hard surfaces on the site serve as a 
State accepted “cap” for essentially the entire site. 
 
In 1984, a golf driving range was originally 
developed on the site.  At that time, it was an 
outdoor range only.  Batting cages were also 
included as part of the project.   
 
In 1996, a new owner obtained approval from the 
City Council to add the golf dome to the site. At that 
time, a lot of controversy had been raised over golf 
balls being hit through or over the netting and 
damaging the mobile homes in Sheffield Estates.  It 
was very contentious. The issue hit a boiling point 
in 2003/2004 when the City Council considered 
revoking the driving range permit.   
 
In 2012, the property was sold to the current owner, Randy Stephens, who converted the property into a sports 
training facility for soccer, baseball, softball, lacrosse, and football.  The outdoor range was being originally used 
by Mr. Stephens to supplement his revenue stream but ceased operations in 2014 due to storm damage to the 
netting.  At that time the outdoor driving range was permanently closed and the associated poles and netting 
were removed, thus eliminating all complaints associated with the operation of the driving range.  Also, Mr. 
Stephens replaced the 1996 dome in 2014.  Since the new dome was constructed, the business has improved 
greatly, resulting in this PUD request to expand the business.   

 
 

 
 
 
 
 
 

 
  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photo 

Rendering of the proposed Fieldhouse and Sports Dome   
 

New Dome 

Existing Dome 

New Fieldhouse 
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STAFF RECOMMENDATION 
This project has been reviewed by the City’s Administrative Review Team and has received a recommendation 
for approval.  The applicant has met all applicable requirements to seek both PUD Step One and Two 
approvals concurrently.   
 
We recommend Approval of the PUD Step One – Concept Plan and offer the following discretionary findings of fact: 
1. The project is eligible for the PUD option because it provides a recognizable net public benefit to the health, safety, 

and welfare of the residents of the City of Auburn Hills and accomplishes the following: 
a. Permits flexibility in the regulation of land development. 
b. Encourages innovation in land use and variety in design, layout, and type of structures constructed. 
c. Achieves economy and efficiency in the use of land, natural resources, energy, and the provision of public 

services and utilities. 
d. Encourages useful open space. 
e. Provides employment and service/recreational opportunities suited to the needs of the residents of the City 

of Auburn Hills. 
2. In determining whether the proposed PUD provides a recognizable net public benefit, staff found that the project 

meets one or more Conditions that Create PUD Eligibility.  Applicable criteria met are listed below: 
a. Unique factors related to a particular site (i.e., historical land use and environmental contamination from 

prior landfill operation). 
b. Extent and type of landscaping (i.e., plans call for the replacement of the existing chain link fence along 

the south and east property line with a new six-foot-high vinyl fence.  The plans also include the planting a 
mixture of deciduous and evergreen trees along the south and east fence line.  The vinyl fence and tree 
planting are intended to help provide screening for the adjacent residents residing in the adjacent Sheffield 
Estates Mobile Home Park.)     

c. Preservation, enhancement or restoration of natural resources such as trees, slops river corridor, and 
wetland areas. 

d. Efficient consolidation of poorly dimensioned parcels or property with difficult site conditions such as 
topography, shape, and utilities.  

e. Redevelopment of sites where an orderly change of use is desirable. 
f. Installation of plug-in electric vehicle charging stations for use by employees and visitors in accordance 

with Section 1834 and/or the installation of other infrastructure for alternative fuel vehicles.   
3. The concept plan contains sufficient basic information required for a recommendation. 
4. The PUD Concept Plan promotes the land use goals and objectives of the City of Auburn Hills. 
5. There is an adequate means of disposing of sanitary sewage and of supplying the development with water. 
6. The road system and stormwater drainage system are adequate. 
 
We recommend Conditional Approval of the PUD Step Two - Site Plan and Tree Removal Permit 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 

South Opdyke Road. 
c. Traffic circulation features within the site avoid common traffic problems and can promote safety. 
d. A satisfactory and harmonious relationship will exist between the proposed development and the 

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 projects usable floor area and number soccer fields 168 parking spaces are required and 291 

spaces are provided.  The additional spaces are provided to facilitate the overlap of vehicles between practices. 
4. The parking layout meets the minimum requirements and parking spaces are provided for the handicapped (7 are 

required and 19 are provided).  Four spaces are van accessible. 
5. Building and parking setbacks will be met. 

(Deviation Noted for new Sports Dome:  The City’s Zoning Ordinance requires buildings over two-stories (30-feet) in 
the B-2 District to provide a minimum side and rear yard setback equal to the height of the building.  The height of the 
proposed sports dome is 61.5 feet (3/4 of the building’s peak height of 82 feet).  The proposed dome encroaches into 
the north side yard by 26 feet and the south and rear yard by 1.5 feet.  The parcel to the north is zoned I-1, Light 
Industrial and has on it a permanent easement for the Bartlett Drain that runs along the south property line.  The width 
of the easement varies from 69.87 feet near Opdyke Road and increases to 115 feet to the east property line, where 
the dome setback measures 35.5 feet.  Structures are not permitted to be built within the drainage easement thereby 
preventing any future building being built on the northern parcel that would be within 61.5 feet of the proposed dome.  
The new vinyl fence and tree planting are intended to help provide screening for the adjacent residents residing in the 
Sheffield Estates Mobile Home Park.) 

View of the proposed building looking south from Auburn 
Road 
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STAFF RECOMMENDATION (cont.) 
6. Greenbelts will be provided.  

(Deviation Noted: The City’s Zoning Ordinance requires an additional three feet of greenbelt be added to the required 
greenbelt for each one story increase over two-stories (30-feet) eight-foot-wide landscaped greenbelt area side and 
rear yards.  The height of the proposed sports dome is 61.5 feet or four-stories which would require a 13-foot wide side 
and rear greenbelt.  Some greenbelt locations on the site do not meet the 13-foot width requirement.) 

7. Landscape requirements will be met and calculations have been submitted. 
8. A note indicates that all lighting shall be shielded and directed downward and away from adjacent properties.  

Lighting shall meet the requirements of the Zoning Ordinance.  Light poles shall not be taller than the proposed 
height of 20 feet measured 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 transformers and roof-mounted mechanical equipment will be screened per the Zoning 

Ordinance 
12. An eight-foot pathway currently exists along South Opdyke Road.  Complete streets considerations were explored, 

but existing site conditions are not conducive for allowing a connection between the pathway and building. 
13. Auburn Hills Sports Complex, LLC has agreed to install two vertical charging stations (dual units) that will serve up 

to four electric vehicles.   
14. Tree Removal Permit.  38 replacement trees are required and 148 replacement trees are proposed. 
 
Conditions: 
1. The terms and conditions of the PUD approval will be defined in a Development Agreement upon City Council 

approval, which will be drafted by the City Attorney. 
2. Auburn Hills Sports Complex, LLC shall submit the necessary survey and documents to obtain Land Exchange 

approval from the Community Development Department to formally create the required parcel for the development. 
3. Approval is based on the current Evolution Sportsplex business model as a “practice facility.”  The approval does 

not grant approval to use the facilities for sports tournaments or other similar competitive events. 
4. The following time frames will govern construction: 

a. If Auburn Hills Sports Complex, LLC or any successor in interest does not obtain approval of the project’s 
Building Permit, along with relevant outside agency permits, by January 20, 2021, then Auburn Hills Sports 
Complex, LLC or any successor in interest will voluntarily terminate the Planned Unit Development approval. 

b. If Auburn Hills Sports Complex, LLC or any successor in interest obtain the project’s Building Permit, along 
with relevant outside agency permits, by January 20, 2021, but construction on the project is not 
substantially underway by June 30, 2021, then Auburn Hills Sport Complex, LCC or any successor in 
interest will voluntarily terminate the Planned Unit Development approval.  Substantially underway shall be 
defined as the installation of underground utilities and the completion of the building’s footings and 
foundations. 

 
   
 
 
 

Recommended Action: 
“Move to recommend to City Council approval of the combined PUD Step One – 

Qualification / Step Two – Site Plan and Tree Removal Permit for Evolution Sportsplex 

subject to the conditions of the City’s Administrative Review Team.” 

View of the proposed building looking south from Auburn 
Road 





   

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, January 8, 2020 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Evolution Sportsplex Expansion 
 

General Property Location: 141 South Opdyke Road 
Sidwell Nos. 14-35-101-014 and 14-35-101-011 (part) 
 

Applicant: Randy Stephens, Evolution Sportplex – 586-481-7012 
 

Nature of the Request: Recommendation to City Council for combined PUD Step One – 
Qualification / Step Two – Site Plan approval, along with Tree Removal 
Permit approval, to construct fieldhouse and sports dome 
 

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

 

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

 

    

  

LOCATION MAP 



 
 
 

 

January 2, 2020 
 
 
Mr. Shawn Keenan, AICP 
City Planner 
CITY OF AUBURN HILLS 
1827 North Squirrel Road 
Auburn Hills, Michigan 48326 
 
RE: Evolution Sportsplex Expansion   
 Site Plan 1st Review  
 
Dear Mr. Keenan: 
 
We have completed the site plan review for the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site.  The site plan, received by this office on 
December 18, 2019 was prepared by Nowak and Fraus, Inc.  The review comments are noted below. 
 
PERMITS: 
Various permits will be required for this site, including but not limited to the following: 

 

➢ Soil erosion and NPDES permit from O.C.W.R.C. 

➢ Water main extension permit from EGLE 

➢ Sewer relocation/extension permit from EGLE and O.C.W.R.C. 

➢ Wetland/floodplain permit from EGLE 
 
GENERAL/PERMITS: 
The site is located at 141 S Opdyke Rd. The applicant is proposing to expand the existing facility. The proposed 
site consists of an existing sports dome with attached offices on a 12.6 acre parcel. The lot is currently zoned 
General Business (B-2) and is not proposed to be rezoned. A legal description is shown on the plans. The City of 
Auburn Hills Standard Notes and Fire Department Notes are included on the plans. A landscape plan was 
included in the plan set and appears to be acceptable. A demolition/removals plan was not included in the plan set 
and shall be on future submittals. The Auburn Hills Standard Details for water main, sewer and storm sewer shall 
be included on the final engineering plans. 
  
 
MUNICIPAL UTILITIES: 
There is an existing 12-inch water main on Opdyke Road. The applicant proposes to construct 8-inch water main 
throughout the site to provide adequate fire hydrant placement per the fire department.  Both ends of the water 
main loop connect to the 12-inch water main on Opdyke Road; there is the possibility that pressure may not be 
adequate as required by the fire department, the internal water main may need to be 12-inch instead of 8-inch. The 
proposed gate valve in the south driveway should be moved out of the pavement. This can be addressed during 
the engineering review.  
 
There is an existing 15-inch sanitary sewer that runs through the existing site.  Due to the location of the proposed 
dome several hundred feet must be relocated to the north and east side of the proposed dome.  
 
A basis of design for both water main and sanitary sewer shall be included on the engineering plans.  
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STORM SEWER AND DETENTION: 
The applicant proposes to install new storm sewer throughout the rear portion of the site to drain the proposed 
parking lot. It shall be clarified on the removals plan which portions of the storm sewer shall be removed. Storm 
water runoff for the site will be collected via catch basins and routed to the south side of the site to a detention 
basin. Preliminary detention and runoff calculations have been provided on the plan and appear to meet city 
requirements. No new storm water detention is required as the post development runoff will be less than current. 
Additional details of the storm water management system will be needed for the engineering review including 
storm sewer calculations, profiles, hydraulic grade lines, details for the basin outlet control, etc. 
 
TRAFFIC/PAVING: 
Access to the site is via an existing driveway on Opdyke Road on the northwest corner of the parcel. The applicant 
proposes to construct an additional driveway on the southwest corner of the parcel to provide improved 
circulation and access to the new dome. The proposed site includes additional parking as well as all required fire 
department access around the new sports dome. Concrete sidewalk is proposed connecting the proposed sidewalk 
to the new facilities.  
 
GRADING: 
Existing and proposed grades are shown with contours and spot elevations. Top of pavement and curb and gutter 
grades have been provided. The site is generally sloped to the north end of the site and the proposed grading pattern 
follows the existing drainage path. Perimeter site slopes shall remain at or less than 1:4 where possible and match 
into existing contours prior to all abutting property lines. Pavement slopes appear to be consistent with city 
standards. Additional sidewalk grades shall be provided to ensure sidewalks are consistent with ADA standards, 
including a maximum 2% cross-slope is not exceeded along the sidewalk. Some retaining walls are proposed in the 
northeast corner of the site. Signed and sealed design details for the retaining walls will be required for the 
engineering review.  
 
RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements, and has been stamped 
“Approved” by our office. We ask that the site plan approval acknowledge the following: 
 

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

2. If the modeled flows are insufficient to meet the fire department standards with the 8-inch water main 
the main shall be upsized to 12-inch or a connection to the north provided.  

 
If you have any questions or are in need of any further information, please feel free to contact our office. 
 
Sincerely, 
OHM Advisors 
 
 
___________________________________ 
Andrew Cousino, P.E. 
 
 
Transmitted via e-mail to Shawn Keenan: January 2, 2020 

cc: File 
 
P:\0101_0125\SITE_AuburnHillsCity\2019\0120191050_EvolutionSportsplex\Site\Evolution Sportsplex_Site Rev#1_APP.docx 



  
 
 

                                                   
 

MEMORANDUM 
 
TO:   Shawn Keenan, City Planner   

FROM:  Lieutenant Ryan Gagnon 

DATE:  December 26, 2019 

SUBJECT:  Site Plan Review for Evolution Sportsplex Development 

____________________________________________________________________________ 
 
I have reviewed the site plans for the Evolution Sportsplex development, located at 141 S. Opdyke Rd.  

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

 

POLICE DEPARTMENT 
1899 North Squirrel Road 

Auburn Hills, MI  48326  

 
1899 N. Squirrel Road 
 



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

 

   
 
 

 

Official Memorandum 

 
 
To: Shawn Keenan, City Planner 
From: Fred Solomon, Fire Inspector 
Date: January 2, 2020 
Re: Site Plan Review PSP190015 

 
 
PROJECT:  Evolution Sportsplex, 141 S Opdyke 
 

 Approved  

XXX Approved Subject to the following conditions: 

 Denied  

 
1.  Contingent upon a minimum fire flow of 3000gpm being provided. 
2. Provide detailed floor plan of the proposed sports dome. 
3. Maximum occupant load for the dome shall be limited to 2,456 persons per IFC table 1004.1.2 with a 

proposed gross square footage of 122,783.  This occupant load may be decreased upon examination of 
a detailed floor plan and exit capacities. 

 
 
 
 
 
 
 
 
 
 
 

 
 
Fred Solomon 
Fire Inspector 
Auburn Hills Fire Department 
 

  
 
 
 

 

AUBURN HILLS 
FIRE DEPARTMENT 

 
 

 



Site Specific, Inc. 
 
 
 

January 3, 2020 
 
Shawn Keenan, AICP, City Planner 
City of Auburn Hills, Community Development Department 
1827 North Squirrel Road 
Auburn Hills, MI 48326 

 
Subject: Woodlands Ordinance Review for the proposed expansion of Evolution 

Sportsplex, 141 S. Opdyke Road, Auburn Hills, MI 
 
Dear Mr. Keenan, 

The submittals regarding the above-mentioned project were reviewed and 

compared to in-field site conditions. See the chart below for details. 
 
TREE REPLACEMENT TABLE – Evolution Sportsplex  

 
DESCRIPTION 177 SURVEYED TREES 

 

(including 33 Off Site) 

REPLACEMENT 
TREES 

Removed Landmark Trees 0 @ >26” DBH; None on Site 0 

Non-Regulated Trees Removed 26 0 

Removed Regulated Trees 38 38 

Saved Trees 57 Non-regulated Saved 
 

23 Regulated Saved 

0 

TOTAL Replacement Trees  38 Trees 

 

Replacement Trees 
Applicant proposes to remove and replace 38 regulated trees from the site; no 

Landmark trees are on site. The landscape plans provide 148 new trees for this site, thus 
satisfying the required number of replacement trees per the Woodlands Ordinance. 

This project is approved based on the fulfillment strategy stated above. 

Best regards, 

Julie Stachecki 
 

ISA Certified Arborist – MI-065; MI Oak Wilt Qualified; 

Tree Risk Assessment Qualified (TRAQ); 

Arboriculture Society of Michigan - President 

City of Auburn Hills Woodland Consultant 
 

 

 

Site Specific, Inc.  1 
JULIE STACHECKI, ISA Certified Arborist MI-0650, TRAQ, MI Oak Wilt Qualified 

Howell, MI 48843 w 810.599.0343 w stachec1@me.com 

mailto:stachec1@me.com


 
 

December 13, 2019 

 

 

RE:  Citizen Participation Letter 

 Evolution Sportsplex Expansion 

 141 South Opdyke Road 

 

 

Dear Neighbor:  

 

In accordance with the City of Auburn Hills’ Citizen Participation Ordinance, we are 

notifying you that Evolution Sportsplex has submitted a development application to the City 

of Auburn Hills to develop the existing vacant portion of our property located at 141 S. 

Opdyke Road.  It is our intent to expand our business by adding a second 125,095 square foot 

air-supported structure and a new 35,530 square foot fieldhouse on the parcel.  

 

We believe this project has been designed in such a manner to be aesthetically pleasing.  The 

new facilities will provide quality landscape and screening and should make a significant 

contribution to the City of Auburn Hills.  

 

The City of Auburn Hills’ Planning Commission is scheduled to review our development 

application on Wednesday, January 8, 2020.  If you have any questions, concerns, or 

comments, please do not hesitate to call me directly at (586) 481-7012.  If you wish to speak 

to a city representative, please call Shawn Keenan, City Planner, at (248) 364-6926. 

 

 

Sincerely, 

Randy Stephens 

Randy Stephens, Owner 

Evolution Sportsplex 

 

141 South Opdyke Road, Auburn Hills, MI 48326 
Phone: (248) 499-9991    E-Mail: info@evolutionsportsplex.com 

www.evolutionsportsplex.com 
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SCALE:

PROJECT:

SHEET:

DRAWING TITLE:

EVOLUTION SPORTSPLEX

0

16'

32'8'

48'

ANSI-B SIZE: 1/32"=1'-0"
ANSI-D SIZE: 1/16"=1'-0"

4'

NOT FOR CONSTRUCTION

IN CONSIDERATION OF THE RECEIPT OF THIS DOCUMENT, THE
RECIPIENT AGREES NOT TO REPRODUCE, COPY, USE OR TRANSMIT THIS
DOCUMENT AND/OR THE INFORMATION THEREIN CONTAINED, IN WHOLE
OR IN PART, OR TO SUFFER SUCH ACTION BY OTHERS, FOR ANY
PURPOSE, EXCEPT WITH THE ADVANCE WRITTEN PERMISSION OF
ARIZON COMPANIES, OR ITS JOHNSON, MARCRAFT OR ARIZON BUILDING
SYSTEMS DIVISIONS, AND FURTHER AGREES TO SURRENDER SAME TO
ARIZON COMPANIES UPON DEMAND. COPYRIGHT ARIZON COMPANIES
2019.  ALL RIGHTS RESERVED.

DO NOT SCALE THE DRAWING - ANY ERRORS OR OMISSIONS SHALL BE
REPORTED TO ARIZON BUILDING SYSTEMS WITHOUT DELAY.

SUBMITTALS / REVISIONS

CUSTOMER (BUYER):

JOB SITE ADDRESS:

ENGINEER:

141 South Opdyke Road
Auburn Hills, MI 48326

EVOLUTION SPORTSPLEX
Randy Stephens
141 South Opdyke Road
Auburn Hills, MI 48326
Tel: (248) 499-9991

11880 Dorsett Rd.
St. Louis, MO, USA 63043
Tel: (314) 739-0037
www.arizonbuildingsystems.com

ARIZ   N   

ISSUED FOR SUBMITTAL
DETAILER2

DATE2
0

SEAL:

PROJECT NO:

A10XXX

Case Engineering
796 Merus Court
St. Louis, MO 63026

AA2.01

EXTERIOR DOME ELEVATIONS

1

269'-0"



 
 
 
 
 
 
 
 
 
 
 
 
 

February 3, 2020 
 

 
 

Mr. Shawn Keenan, AICP 

City Planner, Community Development 

1827 North Squirrel Road 

Auburn Hills, MI 48326 

 
RE: Citizens Participation Letter –  REPORT 

 Proposed Development of Evolution Sportsplex 

 
Dear Mr. Keenan, 

 
In accordance with the City of Auburn Hills Citizens Participation ordinance, we mailed the 

attached letter to 231 residents using the address labels supplied by the City of Auburn Hills 

Community Development Office. The letters were postmarked on December 17, 2019. 

 
To date I have received 29 letters returned as undeliverable, “Return to Sender, Unable to 

Forward”. 

 
I have not received any phone calls or emails related to the letter. Sincerely, 

 
 
 
 
 
Sincerely, 

 

Randy Stephens 
 
Randy Stephens, Owner 

Evolution Sportsplex 
 
 
 
 
 
 
 
 
 

 
141 South Opdyke Road, Auburn Hills, MI 48326 

Phone: (248) 499-9991   E-Mail: info@evolutionsportsplex.com 
www.evolutionsportsplex.com 
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OFFICE

LEGEND:

TREES TO BE REMOVED

TREES TO REMAIN

TREE PROTECTION FENCING

GENERAL TREE PROTECTION NOTES
1.  APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START
   OF CONSTRUCTION ACTIVITIES, AND SHALL REMAIN IN PLACE UNTIL THE
   IN PLACE UNTIL CONSTRUCTION IS COMPLETE.
2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
   SHALL BE PRESERVED.
3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY
   TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING
   SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS
   WITHIN THE DRIP LINE.
4. WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE
   PLACED AT THE LIMITS OF GRADING LINE.
5. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE
   TO ANY TREE, SCHEDULED TO REMAIN.
6. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE
   INSTALLER THAT PROTECTED TREES MUST BE AVOIDED. ALL TRENCHING SHALL
   OCCUR OUTSIDE OF THE PROTECTIVE FENCING.
7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF
   PROTECTED TREES.
8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION
   ACTIVITIES MUST BE PROTECTED.
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
   STAKED FENCING.
10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
    DRIP LINE OF PROTECTED TREES.
11.  THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED.
12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN.
13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD
    BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR
    MINIMALLY WITH A HYDRO-AXE.
14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE
    GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.
15. TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED FOR
    REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED
    BY THE OWNER OR OWNERS REPRESENTATIVE.

5/8" X 6'8" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED AT DRIP LINE OR
LIMITS OF GRADING, AS INDICATED
ON PLAN, TYPICAL

NOTE:
PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

NTS
TREE PROTECTION DETAIL-PLAN

TREE DRIPLINE

4' HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT TREE DRIPLINE

TREE PROTECTION DETAIL-SECTION
NTS

TREE PRESERVATION SUMMARY:
TOTAL NUMBER OF UNREGULATED TREES: 83
TOTAL LANDMARK TREES: 0
TOTAL REGULATED TREES: 61
TOTAL OFF-SITE TREES:                33
TOTAL TREES SURVEYED:               177

TOTAL REGULATED TREES TO BE REMOVED: 38
TOTAL REGULATED TREES TO REMAIN:  23

TOTAL UNREGULATED TREES TO BE REMOVED: 26
TOTAL UNREGULATED TREES TO REMAIN:  57

TOTAL REGULATED TREES TO BE REPLACED: 38
TOTAL REPLACEMENT TREES REQUIRED: 38 TREES ENVIRONMENTAL NOTES

TREE PROTECTION FENCING SHALL
BE PLACED AT THE LIMITS OF GRADING
LINE TYPICAL. ALL UNDERSTORY VEGETATION
SHALL BE PRESERVED WITHIN THE LIMITS OF
THE PROTECTED AREA.

ALL TREES TO BE REMOVED SHALL BE REPLACED
PER THE CITY OF AUBURN HILLS WOODLANDS
PRESERVATION ORDINANCE NO. 483. ALL PROPOSED
REPLACEMENT TREES SHALL BE GUARANTEED FOR
AT LEAST TWO (2) YEARS.

PROTECTIVE BARRIERS SHALL REMAIN IN PLACE
UNTIL THE CITY AUTHORIZES REMOVAL, OR ISSUES
A FINAL CERTIFICATE OF OCCUPANCY, WHICHEVER
OCCURS FIRST

ALL TREES BEING RETAINED WILL BE IDENTIFIED BY
PAINTING, TAGGING, OR FLAGGING.

REPLACEMENT TREE NOTES
ALL REPLACEMENT TREES SHALL HAVE A STRAIGHT TRUNK

ALL REPLACEMENT TREES ARE TO BE NORTHERN GROWN

ALL REPLACEMENT TREES ARE TO BE STATE DEPARTMENT OF
AGRICULTURE GRADE NO 1 OR BETTER

ALL REPLACEMENT TREES ARE CONSIDERED PROTECTED
REGARDLESS OF SIZE

TREES TO BE TRANSPLANTED SHALL BE DONE SO IN ACCORDANCE
WITH THE LATEST EDITION OF THE AMERICAN STANDARD FOR
NURSERY STOCK

CITY TREE PROTECTION NOTES
1.  TREES PROPOSED TO BE SAVED WILL BE IDENTIFIED WITH CHALK BASE FLUORESCENT
    ORANGE PAINT, OR RED FLAGGING TAPE.
2. TREES TO BE PRESERVED WILL BE PROTECTED WITH 4' HIGH SNOW FENCE WITH
    METAL 'T'-POSTS EVERY 5 FEET.
3. PROTECTIVE BARRIERS ARE TO BE ERECTED PRIOR TO CLEARING OR GRUBBING
   ON THE SITE, AND BARRIERS ARE TO REMAIN IN TACT UNTIL APPROVED BY THE CITY
   TO BE REMOVED, OR WHEN A CERTIFICATE OF OCCUPANCY IS ISSUED.
4. NO FILL OR DEBRIS IS ALLOWED WITHIN THE PROTECTED  AREA.
5. DURING CONSTRUCTION, THE OWNER, DEVELOPER, OR AGENT SHALL NOT CAUSE
   OR PERMIT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY PROTECTED TREE OR GROUP
   OF TREES INCLUDING, BUT NOT LIMITED TO, THE STORAGE OF EQUIPMENT, DUMPSTERS,
   DIRT, AND EXCAVATED MATERIAL, BUILDING WASTE OR MATERIAL, OR ANY OTHER
   MATERIAL HARMFUL TO THE LIFE OF A TREE.
6. NO DAMAGING ATTACHMENT, WIRES (OTHER THAN CABLES FOR TREES), SIGNS, OR
   PERMITS MAY BE FASTENED TO ANY TREE PROTECTED BY THIS ORDINANCE.

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

EXISTING TREES TO BE REMOVED

12/13/19 REVISED PER CITY
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2

3

SOD LAWN, SOWN ON 3" TOPSOIL

4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

GROUNDCOVER KEY

4

PROPOSED 1/4" X 4" STEEL EDGING

1

TYPICAL SEEDED LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED  SEED MIX, 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 OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6" ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOILS

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, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
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 1/2 OF
ROOTBALL

NTS

DECIDUOUS TREE PLANTING DETAIL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY DECIDUOUS TREES ABOVE
3" CALIPER, STAKE TREES BELOW
3" CALIPER

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

EVERGREEN TREE PLANTING DETAIL
NTS

NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6" ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOILS

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, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
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 APPROXIMATELYTELY
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.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY EVERGREEN TREES ABOVE
12' IN HEIGHT, STAKE TREES BELOW
12' IN HEIGHT

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

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.

3/4" TO 1-1/2" DIA ANGULAR STONE MULCH, 4-6" DEPTH

CITY NOTES:

LANDSCAPE/REPLACEMENT
TREE NOTES
ALL INSTALLED TREES SHALL HAVE A STRAIGHT TRUNK

ALL INSTALLED TREES ARE TO BE NORTHERN GROWN

ALL INSTALLED TREES ARE TO BE STATE DEPARTMENT OF
AGRICULTURE GRADE NO 1 OR BETTER

ALL INSTALLED TREES ARE CONSIDERED PROTECTED
REGARDLESS OF SIZE

ALL TREES SHALL BE GUARANTEED FOR A MINIMUM OF TWO (2)
YEARS.

ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN UNDERGROUND
SPRINKLER SYSTEM

1.  TREES PROPOSED TO BE SAVED WILL BE IDENTIFIED WITH CHALK BASE FLUORESCENTE S
    ORANGE PAINT, OR RED FLAGGING TAPE.
2. TREES TO BE PRESERVED WILL BE PROTECTED WITH 4' HIGH SNOW FENCE WITHN
    METAL 'T'-POSTS EVERY 5 FEET.
3. PROTECTIVE BARRIERS ARE TO BE ERECTED PRIOR TO CLEARING OR GRUBBINGG G
   ON THE SITE, AND BARRIERS ARE TO REMAIN IN TACT UNTIL APPROVED BY THE CITYD CC TY
   TO BE REMOVED, OR WHEN A CERTIFICATE OF OCCUPANCY IS ISSUED.D
4. NO FILL OR DEBRIS IS ALLOWED WITHIN THE PROTECTED  AREA.
5. DURING CONSTRUCTION, THE OWNER, DEVELOPER, OR AGENT SHALL NOT CAUSEL A SEALLL
   OR PERMIT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY PROTECTED TREE OR GROUPR RO
   OF TREES INCLUDING, BUT NOT LIMITED TO, THE STORAGE OF EQUIPMENT, DUMPSTERS,
   DIRT, AND EXCAVATED MATERIAL, BUILDING WASTE OR MATERIAL, OR ANY OTHER
   MATERIAL HARMFUL TO THE LIFE OF A TREE.
6. NO DAMAGING ATTACHMENT, WIRES (OTHER THAN CABLES FOR TREES), SIGNS, OR
   PERMITS MAY BE FASTENED TO ANY TREE PROTECTED BY THIS ORDINANCE.

Karpick Red Maple
Acer ginnala 'Flame'g

TREES

AG 13

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&B12' HT

COMMENT

CLUMP FORM

Princeton Sentry Ginkgo
Gingko biloba 'Princeton Sentry'gGB 6 B&B2.5" CAL FULL, MATCHED HEADS

LT 11 B&B2.5" CAL FULL, MATCHED HEADS

Black Hills Spruce
Picea glauca 'Densata'gPG 13 B&B

Serbian Spruce
Picea omorikaPO 13 B&B8' HT

White Pine
Pinus strobusPS 13 B&B

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

GENUS/SPECIES %

16% / 9%

8' HT

4% / 4%

7% / 7%

18% / 9%

18% / 9%

9% / 9%

Boulevard American Linden
Tilia americana 'Boulevard'TA 14

FULL TO GROUND

FULL TO GROUND

American Hornbeam
Carpinus carolinianapCC 12 B&B2.5" CAL FULL, MATCHED HEADSSEE PLAN 8% / 8%

Emerald Sentinel Sweet Gum
Liquidambar styraciflua 'Emerald Sentinel'q yLS 13 B&B2.5" CAL FULL, MATCHED HEADSSEE PLAN 9% / 9%

B&B FULL, MATCHED HEADSSEE PLAN2.5" CAL 9% / 9%

Karpick Red Maple
Acer rubrum 'Karpick'AR 10 B&B2.5" CAL FULL, MATCHED HEADSSEE PLAN 16% / 7%

Tulip Tree
Liriodendron tulipiferap

8' HT FULL TO GROUND

MG 17 B&B2.5" CAL FULL, MATCHED HEADSSEE PLAN 12% / 12%Dawn Redwood Tree
Metasequoia glyptostroboidesq g yp

Skyline Honey Locust
Gleditsia triacanthos 'Skyline'GT 13 B&B2.5" CAL FULL, MATCHED HEADSSEE PLAN 9% / 9%

TOTAL 148
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5 TYPICAL HYDROSEED LAWN AREAS, SOWN ON 3" TOPSOIL
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1
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1

55
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EXISTING TURF AREAS
ADJACENT TO EXISTING
BUILDINGS TO REMAIN

HYROSEED AND MULCH
ALL DISTURBED AREAS ALONG
SITE PERIMETER, TYPICAL

LANDSCAPE REQUIREMENTS:
1. GROSS SITE AREA: 12.91 ACRES OR 562,348 S.F.
2. NET SITE AREA: 12.55 ACRES, 546,504 S.F.
3. SITE LANDSCAPE AREA:
    REQUIRED:
    20% OF NET SITE AREA; 1 TREE PER 1,000 S.F. OF REQ. AREA
    546,504 S.F.  X 20% = 109,300.8 S.F. REQUIRED
    109,300.80 S.F. / 1,000 = 109.3 OR 110 TREES
    PROVIDED:  111,680.04 S.F., AND 110 TREES EXISTING

4. FRONTAGE LANDSCAPE REQUIREMENTS:
   1 TREE PER 30 L.F. OF FRONTAGE
   REQUIRED:
   OPDYKE ROAD: 492 L.F.
   492 L.F. / 30 L.F. = 16.4 OR 17 TREES REQUIRED
   PROVIDED: 12 TREES, AND 5 EXISTING

5. PARKING LOT INTERIOR LANDSCAPE REQUIREMENT:
   1 TREE PER 20 SPACES NOT ADJACENT TO GREENBELT,
   LANDSCAPE AREAS, ETC.
   REQUIRED:  12 LANDSCAPE ISLANDS, 12 TREES REQUIRED
   PROVIDED: 12 TREES PROVIDED

6. TOTAL LANDSCAPE TREES REQUIRED: 139 TREES
    TOTAL LANDSCAPE TREES PROVIDED:       139 TREES

    TOTAL REPLACEMENT TREES REQUIRED:    38 TREES
    TOTAL REPLACEMENT TREES PROVIDED: 139 TREES

12/13/19 REVISED PER CITY

1-MG

3-GB

12/30/19 REVISED PER CITY
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Planning Commission  Agenda  

February 5, 2020 Meeting Agenda Item No. 5c. 
 

 

To: Chairperson Greg Ouellette and the Planning Commission  

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

Submitted: January 29, 2020 

Subject: Speedway Fueling Station and Convenience Store Rebuild – 2100 University Drive 
 Public Hearing / Motion - Recommendation to City Council for Approval of Special Land Use Permit, Site Plan 

and Tree Removal Permit 
 
INTRODUCTION 
This is a request from Speedway, LLC for approval 
to construct a sixteen pump gas station and 
convenience store on a 2.64-acre parcel, zoned B-2, 
General Business District.   The site is located at the 
southeast corner of North Opdyke Road and 
University Drive, where a Speedway Gas Station 
now sits.  
 
The plans call for the redevelopment of the site 
which includes the demolition of the existing gas 
station to make room for a more modern sixteen 
pump Speedway Gas Station with canopy and 4,608 
square foot convenience store.  To assure the site 
will accommodate the proposed use the applicant 
intends to purchase approximately 1.19-acres of the 
adjacent vacant parcel and combine it with the 
existing 1.45-acre parcel where the gas station now 
its.  
 
Construction for this project is expected to begin in 
early Fall 2020 and take approximately five months 
to complete.  The overall investment is estimated at 
$1.75 million.   
 

 
Aerial Photo 

Rendering of the proposed building and canopy looking east from Opdyke Road 

Rendering of the proposed building and canopy looking south from University Drive 
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Illustrated Site Plan 

 
KEY ISSUES 
 
ZBA Variance Granted - Outdoor Sales Area  
The Zoning Board of Appeals (ZBA) granted a variance to allow screened outside storage of merchandise on the east side 
of the building.  Merchandise stored is defined as propane, ice and seasonal items such as windshield washer fluid.  The 
space is approximately 28.5 feet by 6 feet in size and includes a 6’-4’ high screen wall.  All items stored in the area will be 
screened from the north, east and south by an enclosure and west by the convenience store.  The walls of the enclosure 
are designed to match the building’s facade. 
 
University Drive and Opdyke Road Intersection  
A traffic study was conducted as part of the development process and submitted to the Road Commission for Oakland 
County (RCOC) and OHM Advisors for review.  At the request of RCOC, a directional island has been added to the drive 
on Opdyke Road to help ensure vehicles exiting the site at this drive turn right only.   The applicant is also working with 
the County to ensure all access points meet County requirements.   
 
Shared Access Drives Design 
The plans include the construction of two shared access drives for the future development of the adjoining parcel to the 
east and southeast when deemed appropriate. The shared access drives will serve as a primary access drive for any 
future development of the adjacent parcel. 
 
Removal of Drive Approaches 
The plans call for the removal of the westernmost drive approach along University Drive and relocation of the drive along 
Opdyke Road further south.  Reducing the number of drive approaches along University Drive and relocation of the Drive 
on Opdyke Road should help improve traffic safety and flow along each road and help improve traffic circulation on the 
site.  
 
  

[
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STAFF RECOMMENDATION 
This project has been reviewed by the City’s Administrative Review Team and has received a recommendation 
for approval. 
 
We recommend approval of the Special Land Use Permit request for the gas station use and offer the following 
discretionary findings of fact: 
1. The location of the use will not negatively impact adjacent areas, which are zoned non-residential.  
2. The land will be used in accordance with its immediate character, which is planned and zoned for non-residential 

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

intent of the City’s Zoning Ordinance. 
 
We recommend Conditional Approval of the Site Plan and offer the following discretionary findings of fact: 
(The plan includes both the proposed Gas Station, Canopy, and Convenience Store)  
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 both 

University Drive and 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 the 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 usable square footage and the number of fuel pumps, 43 parking spaces are required and 

43 parking spaces are depicted (27 spaces for the convenience store and 16 spaces for the fuel pumps). 
4. The parking layout meets minimum requirements and parking spaces are provided for the handicapped (two are 

required and two are provided).  One space is van accessible.  
5. Building, canopy, and parking setback requirements will be met. 
6. Greenbelts will be provided. 
7. Landscape requirements will be met and calculations have been submitted.  The applicant is proposing to plant five 

surplus landscape trees on the adjacent parcel owned by Marathon Petroleum Company LP. 
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 
shields.  A total of 11 light poles are proposed which are designed to be 17 feet in height measured 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 no outside storage will be allowed, which includes pallet storage, overnight vehicles, or trailer 

storage. A variance was granted by the Zoning Board of Appeals (ZBA) to allow screened outside storage of 
merchandise on the east side of the building.  Merchandise is defined as propane, ice and seasonal items such as 
windshield washer fluid.  

13. An administrative tree removal permit will be required for the site (e.g., 20 or less regulated trees removed or 
transplanted / no landmark trees removed).  The applicant proposes to remove and replace six regulated trees.  

14. A note indicates the canopy light fixtures will be recessed with the bottom of the canopy.  A note indicates the fascia 
of the canopy will not be illuminated. 

15. A note indicates the sale or rental of new cars or used cars, trucks, trailers and any other vehicles on the premises 
shall be prohibited.  

16. A note is provided on the site plan indicating all storage of material, merchandise and equipment shall be within the 
building with the exception of the merchandise being stored outside within the designated merchandise enclosure 
area.  A variance was granted by the Zoning Board of Appeals (ZBA) to allow screened outside storage of 
merchandise on the east side of the building.  Merchandise is defined as propane, ice and seasonal items such as 
windshield washer fluid.  

17. A note indicates the fueling operations designed to accommodate tractor-trailer trucks shall be prohibited. 
18. Staff did not request the applicant to install EV stations or conduit at the site due to the nature of the land use.  
19. An eight-foot-wide pathway already exists along Opdyke Road and University Drive.  Complete Streets considerations 

were explored during the site design. A sidewalk connection will be provided from the convenience store to the 
pathway along Opdyke Road. 
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STAFF RECOMMENDATION (cont.) 
 
Conditions 
1. The applicant shall receive all applicable approvals from the Michigan Department of Environment, Great Lakes and 

Energy (EGLE). 
2. The applicant shall obtain Land Exchange (14-23-127-015 and 14-23-127-016) approval from the Community 

Development Department to formally create the required parcel for the development. 
3. The items stored within the outside sales area shall not extend above or beyond the walls of the merchandise 

enclosure and in a manner to properly screen the contents from view from the road and the adjacent property. 
   

 
 
 
 

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

Fueling Station and Convenience Store subject to the conditions of the City’s Administrative Review Team.” 





   

Planning Commission  
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, January 8, 2020 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Speedway Fueling Station and Convenience Store - Rebuild 
 

General Property Location: 2100 University Drive 
Sidwell Nos. 14-23-127-015 and 14-23-127-016 (part) 
 

Applicant: Mandy Gauss, CESO, Inc. – 517-212-4185 
 

Nature of the Request: Recommendation to City Council for Approval of a Special Land Use 
Permit, Site Plan, and Tree Removal Permit 
 

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

 

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

 
    

  

LOCATION MAP 



 
 
 

 

January 2, 2020 
 
 
Mr. Shawn Keenan, AICP 
City Planner 
CITY OF AUBURN HILLS 
1827 Squirrel Road 
Auburn Hills, Michigan 48326 
 
 
RE: Speedway at Opdyke and University  
 Site Plan 1st Review  
 
 
Dear Mr. Keenan: 
 
We have completed the site plan review for the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site. The site plan, received by this office on 
December 19, 2019 was prepared by CESO Inc.  The review comments are noted below. 
 
PERMITS: 
Various permits will be required for this site, including but not limited to the following: 
 

➢ Soil erosion permit from O.C.W.R.C. 

➢ Right-of-way construction or signing permit from R.C.O.C. 

➢ Permit or waiver from O.C.W.R.C. for discharge into a county-controlled drain 

➢ Water main extension permit from EGLE 
 
GENERAL/PERMITS: 
The site is located on the east side of Opdyke Road at the intersection of Opdyke and University. The applicant is 
proposing to demolish the existing Speedway gas station and convenience store. The site is zoned B-2, General 
Business along with the adjacent parcels. A legal description of the parcel is shown on the plans. The City of 
Auburn Hills Standard Notes and Fire Department Notes are included on the plans. A landscape plan was 
included and appears to be acceptable. A removal/demolition plan was not included in the plan set and shall be on 
future submittals. The Auburn Hills Standard Details will need to be included in the final engineering review 
submittal. A soil erosion permit from O.C.W.R.C. will be required for this site.  
 
MUNICIPAL UTILITIES: 
There is an existing 12-inch water main located on the west side of Opdyke Road with an existing 8-inch stub 
providing service to the site. The applicant is proposing to install 2 hydrants within the site to meet fire 
department requirements. The building service leads are proposed to extend from the west side of the building and 
connect to the 8-inch water main stub on Opdyke Road. A short water main extension (connecting to an existing 
12-inch water main stub) will be constructed as part of the development to provide a connection point for future 
development of the Marathon parcel. All new water main shall be class 54 ductile iron. A 12-foot easement shall 
be shown centered on all water main not located within the right-of-way (including hydrant leads). Due to the two 
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new fire hydrants being installed and the change in on-site curb alignment the existing hydrant at the corner of 
Opdyke and University is no longer needed. It shall be removed and the main grouted.  
 
A 10-inch sanitary sewer runs along the north and west sides of the site. The applicant is proposing a 6-inch 
sanitary lead to serve the building. The sanitary lead is proposed to tap the existing sanitary sewer on the north side 
of the site along University Drive. Additional details related to the material and slope will be required during the 
engineering review. 
 
STORM SEWER AND DETENTION: 
The storm sewer system is comprised of a series of catch basins and manholes located around the parking area and 
drive aisles that surround the building. Preliminary detention calculations have been provided and appear to be 
acceptable. A treatment structure has been proposed prior to the detention pond to address water quality. The 
detention pond will outlet ultimately into the Galloway Creek.  
 
The applicant must provide additional calculations showing the site C-factor, storm sewer sizing calculations, 
profiles, hydraulic grade lines, orifice/restricted outlet sizing, etc. during the engineering review. The calculations 
used to size the treatment structure must be included at engineering review and must be sized per OCWRC and 
NJDEP standards. Manufacturer sizing charts may not be sufficient. 
 
TRAFFIC: 
There are 3 existing drive approaches for the existing site. The applicant is proposing to relocate the approach on 
Opdyke Road to the south and close the existing drive approach closest to the intersection on University Drive. A 
traffic study was submitted and appears to be acceptable. The applicant has been in discussions with the Road 
Commission for Oakland County and received preliminary approval for the driveway relocation on Opdyke Road. 
This approach is proposed with a 4-inch mountable median (required by the County) to direct drivers exiting 
Speedway into a right turn only and dissuade them from making a left-turn across Opdyke Road. The minimum 
drive aisle throughout the site is 24 feet, which is acceptable for two-way traffic.  
 
A traffic study was conducted as part of the development process and submitted to both the Road Commission 
for Oakland County and OHM Advisors for review. The applicant is working with the County to ensure all access 
points meet the County requirements. Based upon the traffic study there will not be a negative impact on the level 
of service at the intersection of University and Opdyke. The internal circulation and site access should be 
improved over the current situation as the driveways will be moved further from the intersection allowing for 
easier access to the site.  
 
PAVING: 
Pavement slopes are to remain between 1% and 6% for drive areas, and between 1% and 4% for parking areas. 
The pavement sections provided were called out in the legend on the engineering site plan sheet. Drive approaches 
in the City and County right-of-way shall be 8” concrete and on-site asphalt pavement must be a minimum of 4” 
HMA on 8” of aggregate. An easement will be required if a portion of the pathway is installed outside of the right-
of-way.  
 
GRADING: 
Existing and proposed grades were provided using contours and spot elevations. The site generally slopes from the 
northwest corner of the parcel by Opdyke and University towards the County drain on the south edge of the site. 
The proposed improvements do not substantially alter the drainage pattern. The applicant has taken care to 
maintain a maximum slope of 4:1 or less for the non-paved areas.  
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RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements, and has been stamped 
“Approved” by our office.  We ask that the site plan approval acknowledge the following: 
 

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

 
If you have any questions or are in need of any further information, please feel free to contact our office. 
 
 
Sincerely, 
OHM Advisors 
 
 
______________________________________ 
Andrew Cousino P.E. 
 
 
Transmitted via e-mail to Shawn Keenan: January 2, 2020 

cc: File 
 
P:\0101_0125\SITE_AUBURNHILLSCITY\2019\0120191070_SPEEDWAY_OPDYKE AT UNIVERSITY\SPEEDWAYSITEREV 
1.DOCX 



  
 
 

                                                   
 

MEMORANDUM 
 
TO:   Shawn Keenan, City Planner   

FROM:  Lieutenant Ryan Gagnon 

DATE:  December 26, 2019 

SUBJECT:  Site Plan Review for Speedway Gas Station 

____________________________________________________________________________ 
 
I have reviewed the site plans for the Speedway Gas Station development, located at 2100 University 

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

 

POLICE DEPARTMENT 
1899 North Squirrel Road 

Auburn Hills, MI  48326  

 
1899 N. Squirrel Road 
 



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

 

   
 
 

 

Official Memorandum 

 
 
To: Shawn Keenan, City Planner 
From: Fred Solomon, Fire Inspector 
Date: January 2, 2020 
Re: Site Plan Review PSP190008 

 
 
PROJECT:  Speedway, 2100 University 
 

XXX Approved  

 Approved Subject to the following revisions: 

 Denied  

 
No Comments 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Fred Solomon 
Fire Inspector 
Auburn Hills Fire Department 
 

  
 
 
 

 

AUBURN HILLS 
FIRE DEPARTMENT 

 
 

 



CITY OF AUBURN HILLS  

ZONING BOARD OF APPEALS  
MINUTES - EXCERPT 
NOT YET APPROVED 

 

City Council Chamber, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
1.      CALL TO ORDER:  Chairperson Burrell called the meeting to order at 7:09 p.m. 
 
2.      ROLL CALL: Present:  Chairperson Burrell, Buster, Kittle, Ouellette    

Absent:  Boelter 
Also Present:  Building Official Jeffrey Spencer  
Guests: 13 

 
The Zoning Board of Appeals is authorized by State law to grant variances when the strict or literal application of 

the Zoning Ordinance would cause a “practical difficulty” for the applicant. 

5.   PETITIONERS 
        
5b.   Public Hearing – ZBA 190002 Jacob Miller, Speedway, LLC – Speedway Gas Station #2208, 2100 N. 

University Drive, Parcel 14-23-127-015, Request for Variance from Zoning Ord. 372, Section 902 Special Land 
Uses Permitted, #19-E-Petitioner seeks to create a screened outdoor area to maintain existing sales of ice 
and propane on the side of the structure. 

 
Mr. Buster read into the minutes the supplemental application for item 5b. 
 
Variance 
Zoning Ordinance 372: 
 
Section 902, 19-E Gasoline service stations, subject to the following:  All storage of material, merchandise and 
equipment shall be within the building. 
 
The current Speedway is being torn down and a new gas station and convenience store developed.  The gas 
station is asking for a variance to allow outside storage of merchandise, which is not permitted.   
 
The Petitioner proposes to allow the outside storage. 
 
Characteristics/Site Information 

The 4,608 SF gas station and convenience store is being proposed.  The subject property is approximately 13.8 

acres.  The property is zoned B-2, which is conducive for the gas station and convenience store. 

Mr. Spencer shared the history of this location.  Public notices were mailed on 08/28/19 to property owners within 

1,000 feet of petition property lines and utilities.  There were no responses received in support or opposition to this 

petition from the sent mailings. 

Ms. Mandy Gauss, P.E., CESO, 13060 Old US 27, Suite D, Dewitt, MI gave a brief overview of the variance 

request.  She also pointed out that the Speedway Development is actually on approximately 4 acres of the site.  

The remaining 10 acres is owned by Marathon. 

Mr. Kittle asked whether the enclosure for outside sales is actually attached to the building as it appears on the 
elevation drawing.  Ms. Gauss stated that it is not attached to the building and the sidewalk does continue in 
between the enclosure and the building. 
 
Mr. Kittle asked whether the enclosure would contain racks for the propane tanks and a freezer for the ice.  Ms. 
Gauss confirmed this. 
 
Mr. Kittle asked if there would be additional pumps installed with the rebuild.  Ms. Gauss explained that there are 

   September 12, 2019 

20192019, 2019 
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currently 6 pumps, and the rebuild would include 8 pumps.  Mr. Kittle also asked about the condition of the existing 
underground tanks.  Ms. Gauss explained that while there are no known issues, the existing tanks will be removed 
and new underground tanks installed. 
 
Mr. Kittle asked when the project is schedule to begin. Ms. Gauss stated that the project should begin in the spring 
of 2020. 
 
Mr. Ouellette asked whether the square footage of the building would be the same.  Ms. Gauss stated that it would 
be a little larger. 
 
Mr. Ouellette asked how much of the petitioner’s revenue is from sales of propane and ice.  The available 
representative from Speedway, Inc. stated that it varies from store to store, but it is vital to the business.  Mr. 
Ouellette further requested confirmation that any outside items would be in the enclosure and not stacked in front of 
the building or between the pumps like other stations.  Ms. Gauss stated that any seasonal items would be stored 
behind the enclosure (propane tanks, ice, and other seasonal items such as washer fluid). 
 
Mr. Ouellette stated that while he was initially hesitant about the petitioner’s request, this design for outside storage 
may have set a new standard. 
 
Chairperson Burrell opened the public hearing at 8:16 p.m. 

Hearing no comments, Chairperson Burrell closed the public hearing at 8:17 p.m. 
 
Motion made by Kittle in the matter of ZBA190002, Speedway Gas Station, 2100 University Rd., Parcel 14-23-
127-015, one variance described as: 
 
To allow screened outside storage of merchandise on east side of building.  Merchandise is to be defined as 
propane, ice and seasonal items such as windshield washer fluid. 
 
Be granted because the petitioner did demonstrate that practical difficulties exist in this case in that the petitioner did 
set forth facts which show that: 
 

1. Strict compliance with ordinance standards would unreasonably prevent the applicant from using the 
property for a permitted purpose or would render conformity with the ordinance unnecessarily burdensome 
because propane sales are not permitted indoors and square footage loss due to requiring inside ice storage 
would be detrimental to retail success. 

 
2. The request is the minimum relief needed to grant fairness to the applicant in a manner that is consistent 

with the level enjoyed by other property owners in the zoning district because it allows the petitioner to 
improve the facility in line with the neighboring competition. 

 

3. The problem is due to the unique circumstances of the property because without outside storage, the 
petitioner would be unable to sell ice and propane. 
 

4. The problem is not self- created because the law prohibiting inside storage of flammable and explosive 
materials is a law not written by the petitioner. 

 
Supported by Buster. 
  VOTE: Yes: Ouellette, Buster, Kittle, Burrell 

   No: None       Motion Passed (4-0) 
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BEFORE YOU DIG

CALL MISS DIG
1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND
STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION
CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD
TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT
GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND
STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES
ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES
THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY
LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR
DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL
DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO
THE START OF ANY CONSTRUCTION.

CONSULTANTS
ARCHITECTURE LANDSCAPE ARCHITECT SURVEYORENGINEER
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BEFORE YOU DIG

CALL MISS DIG
1-800-482-7171

NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND
STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION
CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD
TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT
GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND
STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES
ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES
THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY
LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR
DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL
DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO
THE START OF ANY CONSTRUCTION.

LEGAL DESCRIPTION
SITUATED IN THE CITY OF AUBURN HILLS, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS FOLLOWS:
PART OF THE NORTH ½ OF THE NORTHWEST ¼ OF SECTION 23, TOWN 3 NORTH, RANGE 10 EAST, CITY OF 
AUBURN HILLS, OAKLAND COUNTY, MICHIGAN, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE INTERIOR ¼ CORNER OF SAID SECTION 23:
THENCE, NORTH 89°22'16” WEST, ALONG THE EAST AND WEST ¼ LINE OF SAID SECTION, 953.10 FEET TO THE 
CENTERLINE OF DORIS ROAD;
THENCE, NORTH 37°07'40” WEST, ALONG SAID CENTERLINE OF DORIS ROAD 1098.77 FEET TO THE 
CENTERLINE OF OPDYKE ROAD;
THENCE, NORTH 01°09'23” WEST, ALONG SAID CENTERLINE OF OPDYKE ROAD 793.49 FEET TO A MAG NAIL SET;
THENCE, CONTINUING ALONG SAID CENTERLINE NORTH 01°09'23” WEST, 100.00 FEET TO A MAG NAIL SET AT 
THE POINT OF BEGINNING;
THENCE, NORTH 01°09'23” WEST, 100.00 FEET TO A MAG NAIL SET IN SAID CENTERLINE;
THENCE, NORTH 88°50'37” EAST, 60.00 FEET TO AN IRON PIN SET IN THE EASTERLY RIGHT-OF-
WAY OF OPDYKE ROAD;
THENCE, NORTHERLY ALONG SAID RIGHT-OF-
WAY LINE NORTH 01°09'23” WEST, 106.24 FEET TO A MAG NAIL FOUND IN THE
SOUTHEASTERLY RIGHT-OF-WAY LINE OF UNIVERSITY DRIVE;
THENCE, ALONG SAID SOUTHEASTERLY RIGHT-OF-
WAY NORTH 45°10'30” EAST, 277.84 FEET TO A POINT IN THE SAID SOUTHEASTERLY
RIGHT-OF-WAY LINE OF UNIVERSITY DRIVE AND THE NORTHWEST CORNER OF A TRACT OF LAND
CONVEYED TO MARATHON PETROLEUM
COMPANY, LP IN LIBER 51790, PAGE 806 (PASSING A FOUND ½” IRON PIN AT 213.54 FEET);
THENCE, ALONG SAID MARATHON PETROLEUM COMPANY, LP LAND FOR THE FOLLOWING SEVEN (7)
COURSES:
1. SOUTH 44°52'52” EAST, 140.97 FEET TO AN IRON PIN SET;
2. SOUTH 45°07'06” WEST, 31.46 FEET TO AN IRON PIN SET;
3. SOUTH 57°59'13” EAST, 77.52 FEET TO AN IRON PIN SET;
4. SOUTH 10°46'49” EAST, 235.47 FEET TO AN IRON PIN SET;
5. SOUTH 88°51'24” WEST, 439.92 FEET TO THE POINT OF BEGINNING.
CONTAINING 2.642 TOTAL ACRES
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NOTE:   AS AN AID TO THE CONTRACTOR VARIOUS UTILITIES AND UNDERGROUND
STRUCTURES ARE SHOWN ON THESE PLANS AND PROFILES.  ALL INFORMATION
CONCERNING ALL UTILITIES SHOWN ON THE PLANS AND PROFILES IS TAKEN FROM FIELD
TOPO AND/OR AVAILABLE RECORDS, BUT THE OWNER AND ENGINEER DOES NOT
GUARANTEE THEIR LOCATION/ELEVATION, OR THAT ADDITIONAL UNDERGROUND
STRUCTURES OR UTILITIES MAY NOT BE ENCOUNTERED. IF THE CONTRACTOR DOES
ENCOUNTER A PREVIOUSLY UNIDENTIFIED UTILITY AND/ OR STRUCTURE, OR DETERMINES
THAT ONE OF THE UTILITIES/STRUCTURES SHOWN ON THESE PLANS IS INCORRECTLY
LOCATED, THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER AND ENGINEER FOR
DIRECTION ON HOW TO PROCEED. THE CONTRACTOR WILL BE RESPONSIBLE FOR ALL
DAMAGE TO EXISTING UTILITIES. NOTIFY "MISS DIG" AT 1-800-482-7171, 72 HOURS PRIOR TO
THE START OF ANY CONSTRUCTION.
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DLC REBATES

CREE WARRANTY INFO

ADDITIONAL PRODUCTS

CANOPY SOFFIT AREA SOFFIT WALL MOUNTED

RLA-KR6-30L-40K-120V-10VCAN-304-SL-RS-06-E-UL-WH-700

32

SFT-228-5M-RM-03-E-UL-WH-350-IC XSPWA03MC-UZOSQ-DABZ + OSQ-A-NM-4ME-B-57K-UL-BZ

OSQ-DABZ + OSQ-A-NM-3ME-K-57K-UL-BZ

OSQ-DABZ + OSQ-A-NM-4ME-K-57K-UL-BZ

OSQ-DABZ + OSQ-A-NM-4ME-K-57K-UL-BZ W_OSQ-BLSMF

QTY: QTY: QTY: QTY:QTY:

2 12 42

1

3

1
4

C6-7 KR S3 W3QB4-TW

QK3

QK4

QK4B-TW
QK4B

LABEL: LABEL: LABEL: LABEL:LABEL:SYMBOL: SYMBOL: SYMBOL: SYMBOL:SYMBOL:

T  (800) 236-6800    F  (262) 504-5415US:  lighting.cree.com T  (800) 473-1234    F  (800) 890-7507Canada:  www.cree.com/canada

Product Specifications
CREE TRUEWHITE® TECHNOLOGY
A revolutionary way to generate high-quality white light, Cree TrueWhite® 
Technology is a patented approach that delivers an exclusive combination of 
90+ CRI, beautiful light characteristics, and lifelong color consistency, all while 
maintaining high luminous efficacy – a true no compromise solution.

CONSTRUCTION & MATERIAL
• Low brightness parabolic spun Alzak aluminum cone, 0.06" (2mm) thick 

with polished radius and continuous self-flange

• Soft Satin Glow Clear finish, standard

• 2" (51mm) aperture throat to accommodate all standard and up to 3" 
(76mm) thick ceilings and provide flexibility in mounting within grid

• Provided with quick mounting brackets for optional carrying channels

• Light engine, optics, and driver accessible from below ceiling

ELECTRICAL SYSTEM
• Power Factor : > 0.9 for 120V and 277V

• Total Harmonic Distortion: < 20% at full load

• Input Power : 120, 277V, or 347V, 50/60Hz

• Operating Temperature Range: -18˚C - +40˚C (0˚F - +104˚F); minimum 
operating temperature with EB7 option is 0°C (32°F)

• 10V Source Current: 9L & 13L: 0.15mA; 20L-40L: 2.2mA; 60L: 0.11mA

CONTROLS
• For standard control offering refer to control availability chart on page 3

• For use with Class 2 dimming systems only. Reference  
http://lighting.cree.com/products/indoor/new-construction-downlights/
kr-series for recommended dimming controls and wiring diagrams

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed

• Suitable for thru-wiring 8#12AWG-90˚C

• Suitable for damp locations

• Designed for indoor use

• Thermally protected Type NON-IC in accordance with Article 410 of the 
NEC and UL 1598

• Meets FCC Part 15, Subpart B, Class A standards for conducted and 
radiated emissions

• EnergyStar® certified with the exception of 9L and 13L. Please refer to 
https:www.energystar.gov/productfinder/product/certified-light-fixtures/
results for most current information

• RoHS compliant. Consult factory for additional details

KR Series Ambient Adjusted Lumen Maintenance1

Ambient
Initial  
Delivered 
Lumens

Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Calculated3

LMF

100K hr
Calculated3

LMF

5˚C
(41˚F)

9L and 13L 1.05 1.04 1.03 1.03 1.02

20L and 30L 1.03 0.99 0.94 0.90 0.86

40L and 60L 1.03 0.96 0.90 0.83 0.77

10˚C
(50˚F)

9L and 13L 1.04 1.03 1.03 1.02 1.02

20L and 30L 1.02 0.97 0.93 0.89 0.85

40L and 60L 1.03 0.95 0.88 0.82 0.76

15˚C
(59˚F)

9L and 13L 1.03 1.02 1.02 1.01 1.01

20L and 30L 1.01 0.96 0.91 0.88 0.84

40L and 60L 1.02 0.94 0.87 0.81 0.75

20˚C
(68˚F)

9L and 13L 1.02 1.01 1.00 1.00 0.99

20L and 30L 1.01 0.95 0.90 0.87 0.83

40L and 60L 1.01 0.93 0.86 0.80 0.74

25˚C
(77˚F)

9L and 13L 1.00 1.00 0.99 0.99 0.99

20L and 30L 1.00 0.94 0.89 0.86 0.82

40L and 60L 1.00 0.92 0.85 0.79 0.74

30˚C
(86˚F)

9L and 13L 0.99 0.99 0.98 0.98 0.98

20L and 30L 0.97 0.93 0.88 0.85 0.81

40L and 60L 0.98 0.91 0.84 0.78 0.73

35˚C
(95˚F)

9L and 13L 0.98 0.97 0.97 0.97 0.97

20L and 30L 0.96 0.92 0.87 0.84 0.80

40L and 60L 0.96 0.90 0.83 0.77 0.72

40˚C
(104˚F)

9L and 13L 0.97 0.96 0.96 0.96 0.95

20L and 30L 0.95 0.90 0.86 0.83 0.79

40L and 60L 0.95 0.88 0.82 0.76 0.71

1 Lumen maintenance values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing. 
  Luminaire ambient temperature factors (LATF) have been applied to all lumen maintenance factors
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are 
  within six times (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the 
  packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA  
  LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

KR6™ LED Specification Downlight – Round 6"

Installation
• Recommended ceiling cutout 6.5" (165mm)

Note: 30L and 40L versions require marked spacing:  24" (600mm) x 12" (300mm) x ½" (12mm). 24" (600mm) 
luminaire to luminaire, 12" (300mm) luminaire to side wall, ½" (12mm) above luminaire

60L versions require marked spacing:  48" (1219mm) x 24" (600mm) x 1" (25mm). 48" (1219mm) luminaire to 
luminaire, 24" (600mm) luminaire to side wall, 1" (25mm) above luminaire

Wall Wash 

Based on KR6-30L-27K-120V W/KR6T-SSGC-FF-WW Luminaire

Down from 
Ceiling

2' from Wall 3' from Wall 4' from Wall

3' Centers 4' Centers 3' Centers 4' Centers 3' Centers 4' Centers

Center 
Line (FC)

Midpoint 
(FC)

Center 
Line (FC)

Midpoint 
(FC)

Center 
Line (FC)

Midpoint 
(FC)

Center 
Line (FC)

Midpoint 
(FC)

Center 
Line (FC)

Midpoint 
(FC)

Center 
Line (FC)

Midpoint 
(FC)

1' 20 20 25 11 10 10 10 7 6 6 5 5

2' 49 40 44 23 27 28 24 19 16 17 13 13

3' 49 44 43 28 29 31 24 22 23 24 18 19

4' 49 51 39 36 30 31 24 23 22 24 18 19

5' 42 44 29 36 34 35 28 27 22 23 18 18

6' 36 36 23 28 34 35 26 28 25 26 20 21

7' 29 30 19 23 31 32 25 26 27 28 22 23

8' 24 25 16 18 27 28 23 23 26 27 21 22

9' 20 22 13 16 24 25 20 20 24 25 20 20

10' 17 18 11 13 20 22 18 18 21 23 18 18
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Product Specifications

CONSTRUCTION & MATERIALS
• RS Mount luminaire housing is constructed from rugged die cast 

aluminum and incorporates integral, high performance heatsink fins 
specifically designed for LED canopy applications

• RD Mount luminaire housing is constructed from rugged die cast 
aluminum and features high performance extruded aluminum heatsinks 
specifically designed for LED canopy applications

• LED driver is mounted in a sealed weathertight center chamber that 
allows for access from below the luminaire

• Field adjustable drive current between 350mA, 525mA and 700mA on 
Non-IC rated luminaires

• Luminaire housing provided with factory applied foam gasket and 
provides for a watertight seal between luminaire housing and canopy 
deck

• Mounts directly to the canopy deck and is secured in place with a die 
cast aluminum trim frame

• RS mount includes integral junction box which allows ease of installation 
without need to open luminaire

• Suitable for use in single (RS Mount) or double (RD Mount) skin canopies 
with 16" (406mm) wide panels

• Designed for canopies of 19-22 gauge (maximum 0.040" [1mm] 
thickness)

• See 228 Series™ canopy luminaires for canopies using 12" (305mm) 
deck sections

• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer 
with an ultra-durable powder topcoat, providing excellent resistance to 
corrosion, ultraviolet degradation and abrasion. Black, bronze, silver, 
and white are available

ELECTRICAL SYSTEM
• Input Voltage:  120-277V or 347-480V, 50/60Hz, Class 1 drivers

• Power Factor: > 0.9 at full load

• Total Harmonic Distortion: < 20% at full load

• Integral weathertight electrical box with terminal strips (12Ga-20Ga) for 
easy power hookup

• Integral 10kV surge suppression protection standard

• To address inrush current, slow blow fuse or type C/D breaker should 
be used 

• 10V Source Current: 0.15mA

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed 

• Suitable for wet locations

• Meets FCC Part 15 standards for conducted and radiated emissions

• Enclosure rated IP66 per IEC 60529

• 10kV surge suppression protection tested in accordance with IEEE/ANSI 
C62.41.2

• Luminaire and finish endurance tested to withstand 5,000 hours of 
elevated ambient salt fog conditions as defined in ASTM Standard B 117

• DLC qualified when ordered with PS or SL optics and 525 or 700mA drive 
current. Please refer to www.designlights.org/QPL for most current 
information

• RoHS Compliant. Consult factory for additional details

• Meets Buy American requirements within ARRA

304 Series™ LED Recessed Canopy Luminaire

1 Lumen maintenance values at 25˚C are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that 
are within six times (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the 
packaged LED chip)

3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA 
LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

Electrical Data*

LED Count 
(x10)

System 
Watts
120-480V

Total Current

120V 208V 240V 277V 347V 480V

350mA

04 46 0.39 0.24 0.22 0.21 0.15 0.12

06 69 0.57 0.34 0.30 0.27 0.21 0.16

525mA

04 71 0.59 0.35 0.31 0.28 0.21 0.16

06 101 0.84 0.49 0.43 0.38 0.30 0.22

700mA 

04 94 0.79 0.46 0.40 0.36 0.28 0.21

06 135 1.14 0.65 0.57 0.50 0.40 0.29

* Electrical data at 25˚C (77˚F)

Recommended 304 Series™ Lumen Maintenance Factors (LMF)1

Ambient Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Calculated3 
LMF

100K hr
Calculated3 
LMF

5˚C (41˚F) 1.04 0.99 0.97 0.95 0.93

10˚C (50˚F) 1.03 0.98 0.96 0.94 0.92

15˚C (59˚F) 1.02 0.97 0.95 0.93 0.91

20˚C (68˚F) 1.01 0.96 0.94 0.92 0.90

25˚C (77˚F) 1.00 0.95 0.93 0.91 0.89
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Emergency Backup
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12.6" 
(320mm)

11.9" 
(302mm)

7.4"* 
(187mm)

7.0" 
(178mm)

19.7" 
(499mm)

18.4" 
(467mm)

 7.4"* 
(187mm)

7.0" 
(178mm)

Product Description
The KR6™ LED specification downlight features Cree TrueWhite® Technology and delivers beautiful, 
high-quality light with efficacy up to 76 lumens per watt. Designed for new construction applications, 
the KR Series is available in a variety of color temperatures, round and square trims with high-quality 
anodized aluminum reflector finishes, a sloped ceiling adaptor accessory, and a variety of dimming 
options including Cree Sunset Dimming Technology which provides rich, warm light that transitions 
from 2700K to 1800K as naturally as an incandescent source.

Performance Summary
Utilizes Cree TrueWhite® Technology

Initial Delivered Lumens : 700-5,300 lumens; Delivered lumen output is typical when using a SSGC 
type reflector

Input Power : 13-87 watts

Emergency Performance : Up to 1,210 Lumens; 10W; Minimum 90 Minutes

CRI: 90

CCT : 2700K, 3000K, 3500K, 4000K, 5000K

Controls: Triac, 0/1-10V; See control availability chart on page 3

Limited Warranty†: 10 years on KR6™ luminaire

Limited Warranty Emergency Back Up (EB) Battery: 1 Year Battery Back Up. Test regularly in 
accordance with local codes

† See http://lighting.cree.com/warranty for warranty terms

Housing (Reflector must be ordered separately)

KR6

Series Size Reflector Initial Delivered Lumens Optic CCT Voltage Controls Options

KR 6
6 
inch

Blank
Round

9L
13W, 700 Lumens – 54 LPW
13L
18W, 1,100 Lumens – 61 LPW
20L
30W, 1,700 Lumens – 57 LPW
30L
39W, 2,550 Lumens – 65 LPW
40L
44W, 3,350 Lumens – 76 LPW
60L
87W, 5,300 Lumens – 61 LPW
- Available on 120V and 277V only

Blank
70˚ 
Beam 
Angle

27K
- 2700K  
- 9L thru 40L only
30K
3000K
35K
3500K
40K
4000K
50K
5000K
- Available on 40L 
   and 60L only

120V
120 Volts
277V
277 Volts
347V
347 Volts

Blank
 - For standard control offering refer 
to control availability chart on 
page 3

10V 0/1-10V Dimming
 - Refer to control availability chart 
on page 3

WD Sunset Dim
 - 9L and 13L @ 27K with Triac 
Dimming only

EB7 Emergency Backup
 - Minimum 90 minutes
 - 120V, 277V only
 - Minimum operating temperature: 
0˚C (32˚F)

KR Series
KR6™ LED Specification Downlight – Round 6"

Ordering Information
Fully assembled luminaire is composed of two components that must be ordered separately:
Example: Housing: KR6-20L-35K-120V-10V + Reflector: KR6T-SSGC-FF

Reflector (Housing must be ordered separately)

KR6T

Series Reflector Finish Flange Finish Options

KR6T  Standard Trim
- Reflector attaches to housing with 
   pan head fasteners and keyhole slots

SSGC   
Soft Satin Glow, 
Clear

FF  Matches Reflector
WF  White Paint

WW  Wall Wash

Accessories 

Field-Installed

Sloped Ceiling Adaptor
KRKS6**WW
** 0-35 (order in 5 degree  
     increments)

C-Channel Hanger Bars
RBH30C
- Pair of 30" (762mm) rigid 3/4" x 1/2"
   (19mm x 13mm) C-Channel bars
RBH24C-1
- Pair of 24" (610mm) x 1-1/2" (38mm)  
   x 1/2" (13mm) standard C-Channel bars

T-Bar Clips
RARC7
- Set of four
- For use with RBH24C-1 hanger bars
Trim Ring
KR6TA
- White beauty ring to cover pan head  
   fasteners on KR6T reflector

* Add 1.5" (38mm) for 60L Initial Delivered Lumens
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304 Series™
LED Recessed Canopy Luminaire

Ordering Information
Example: CAN-304-5M-RS-04-E-UL-SV-350

CAN-304 E

Product Optic Mounting
LED Count 
(x10)

Series Voltage
Color  
Options

Drive Current Options

CAN-304 5M
Type V Medium
5S
Type V Short
PS
Petroleum Symmetric
SL
Sparkle Petroleum

RS
Recessed Single Skin
RD
Recessed Double Skin

04
06

E UL
Universal
120-277V
UH
Universal
347-480V

BK
Black
BZ
Bronze
SV
Silver 
WH
White

350
350mA
525
525mA
700*

700mA

DIM 0-10V Dimming
 - Control by others
 - Refer to Dimming spec sheet for details
 - Can't exceed specified drive current

F Fuse
 - When code dictates fusing use time delay fuse
 - Refer to ML spec sheet for availability with ML options

ML Multi-Level
 - Refer to ML spec sheet for details

PML Programmable Multi-Level
 - Refer to PML spec sheet for details

40K 4000K Color Temperature
 - Minimum 70 CRI
 - Color temperature per luminaire

* 60 LED luminaire requires marked spacing: 48" x 24" x 6" (1,219mm x 610mm x 152mm); 48" (1,219mm) center-to-center of adjacent luminaires, 24" (610mm) luminaire center to side building member, 6" (152mm) top of luminaire to 
  overhead building member

Product Description
Luminaire housing is constructed from rugged die cast aluminum components (RS Mount) or 
die cast and extruded aluminum components (RD Mount). LED driver is mounted in a sealed 
weathertight center chamber that allows for access from below the fixture. Luminaire mounts 
directly to the canopy deck and is secured in place with die cast aluminum trim frame. Luminaire 
housing is provided with factory applied foam gasket that provides a watertight seal between 
luminaire housing and canopy deck. Suitable for use in single or double skin canopies with 16" 
(406 mm) wide panels. Designed for canopies of 19-22 gauge (maximum 0.040" [1 mm] thickness). 
Applications: Petroleum stations, convenience stores, drive-thru banks and restaurants, retail  
and grocery

Patented NanoOptic® Product Technology

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI

CCT: 4000K (+/- 300K), 5700K (+/- 500K) standard

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish

Performance Summary

14"SQ
(356mm)

2.2"
(56mm)

8.7"
(220mm)

9.6"
(244mm)

2.2"
(56mm)

8.7"
(220mm)

9.6"
(244mm)

Multi-level Sensor location 
(ordered as an option)

RS Mount

† See http://lighting.cree.com/warranty for warranty terms

Accessories 

Field-Installed

Hand-Held Remote
XA-SENSREM
- For successful implementation of the programmable multi-level option, a minimum of one hand-held remote is required

Weight

22.0 lbs. (9.9kg)
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Product Specifications

CONSTRUCTION & MATERIALS
• Slim, low profile design minimizes wind load requirements

• Luminaire housing is rugged die cast aluminum with an integral, 
weathertight LED driver compartment and high-performance heat sink

• Convenient interlocking mounting method on direct arm mount. 
Mounting adaptor is rugged die cast aluminum and mounts to 3-6" 
(76-152mm) square or round pole, secured by two 5/16-18 UNC bolts 
spaced on 2" (51mm) centers

• Mounting for the adjustable arm mount adaptor is rugged die cast 
aluminum and mounts to 2" (51mm) IP, 2.375" (60mm) O.D. tenon

• Adjustable arm mount can be adjusted 180˚ in 2.5˚ increments

• Includes 18" (340mm) 18/5 or 16/5 cord exiting the luminaire. When 
ordered with R option, 18" (340mm) 18/7 or 16/7 cord is provided

• Designed for uplight and downlight applications

• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer 
with an ultra-durable powder topcoat, providing excellent resistance to 
corrosion, ultraviolet degradation and abrasion. Silver, bronze, black, 
and white are available

• Weight: 26.5 lbs. (12kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V or 347-480V, 50/60Hz, Class 1 drivers

• Power Factor:  > 0.9 at full load

• Total Harmonic Distortion: < 20% at full load

• Integral 10kV surge suppression protection standard

• When code dictates fusing, a slow blow fuse or type C/D breaker should 
be used to address inrush current

• Designed with 0-10V dimming capabilities. Controls by others

• Refer to Dimming spec sheet for details

• 10V Source Current: 0.15mA

REGULATORY & VOLUNTARY QUALIFICATIONS
• CULUS Listed
• Suitable for wet locations

• Enclosure rated IP66 per IEC 60529 when ordered without R option

• Consult factory for CE Certified products

• Certified to ANSI C136.31-2001, 3G bridge and overpass vibration 
standards

• 10kV surge suppression protection tested in accordance with IEEE/ANSI 
C62.41.2

• Meets FCC Part 15, Subpart B, Class A standards for conducted and 
radiated emissions

• Luminaire and finish endurance tested to withstand 5,000 hours of 
elevated ambient salt fog conditions as defined in ASTM Standard B 117

• Meets Buy American requirements within ARRA

• DLC and DLC Premium qualified versions available. Some exceptions 
apply. Please refer to https://www.designlights.org/search/ for most 
current information

• RoHS compliant. Consult factory for additional details

• Dark Sky Friendly, IDA Approved when ordered with 30K CCT. 
Please refer to http://darksky.org/fsa/fsa-products/ for most current 
information

•        CA RESIDENTS WARNING: Cancer and Reproductive Harm –  
       www.p65warnings.ca.gov

Electrical Data*

Input Power
Designator

System Watts
120-480V

Total Current (A)

120V 208V 240V 277V 347V 480V

B 86 0.73 0.43 0.37 0.32 0.25 0.19

K 130 1.09 0.65 0.56 0.49 0.38 0.28

Z 53** 0.46 0.26 0.22 0.19 N/A N/A

OSQ™ LED Area/Flood Luminaire – Medium

* Electrical data at 25˚C (77˚F). Actual wattage may differ by +/- 10% when operating between 120-480V +/-10% 
** Available with UL voltage only

1 Lumen maintenance values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing. 
  Luminaire ambient temperature factors (LATF) have been applied to all lumen maintenance factors. Please refer to the 
  Temperature Zone Reference Document for outdoor average nighttime ambient conditions.
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are 
  within six times (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the 
  packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA 
  LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

OSQ Series Ambient Adjusted Lumen Maintenance1

Ambient Optic Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Projected2/
Calculated3

LMF

100K hr
Projected2/
Calculated3

LMF

5˚C (41˚F)
Asymmetric 1.04 1.02 1.01 1.003 0.993

Symmetric 1.05 1.04 1.03 1.032 1.022

10˚C 
(50˚F)

Asymmetric 1.03 1.01 1.00 0.993 0.983

Symmetric 1.04 1.03 1.02 1.012 1.002

15˚C 
(59˚F)

Asymmetric 1.02 1.00 0.99 0.983 0.973

Symmetric 1.02 1.02 1.01 1.002 0.992

20˚C 
(68˚F)

Asymmetric 1.01 0.99 0.98 0.973 0.963

Symmetric 1.01 1.01 1.00 0.992 0.982

25˚C 
(77˚F)

Asymmetric 1.00 0.98 0.97 0.963 0.953

Symmetric 1.00 0.99 0.98 0.982 0.972
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Ordering Information
Fully assembled luminaire is composed of two components that must be ordered separately:
Example: Mount: OSQ-AASV + Luminaire: OSQ-A-NM-2ME-B-40K-UL-SV 

Mount (Luminaire must be ordered separately)*

OSQ-

OSQ-AA Adjustable Arm
OSQ-DA Direct Arm

Color Options: SV Silver 
BK Black

BZ Bronze
WH White

OSQ Series
OSQ™ LED Area/Flood Luminaire – Medium 

Luminaire (Mount must be ordered separately)

OSQ A NM

Product Version Mounting Optic
Input  
Power  
Designator

CCT Voltage
Color  
Options

Options

OSQ A NM
No Mount 2ME*

Type II 
Medium
3ME*
Type III 
Medium

5ME
Type V 
Medium
5SH
Type V 
Short
WSN
Wide Sign
15D
15˚ Flood

4ME*
Type IV 
Medium

25D
25˚ Flood
40D
40˚ Flood
60D
60˚ Flood

B
86W
K
130W
Z
53W

30K
3000K
40K
4000K 
57K
5700K

UL
Universal
120-277V
UH
Universal
347-480V
- Available 
with B & K 
Input Power 
Designators 
only

BK
Black
BZ
Bronze
SV
Silver 
WH
White

F Fuse
 - When code dictates fusing, use time 
delay fuse

 - Available for U.S. applications only
PML    Programmable Multi-Level, 

  up to 40' Mounting Height
 - Refer to PML spec sheet for details
 - Intended for downlight applications at 
0˚ tilt

PML2  Programmable Multi-Level, 10-30' 
 Mounting Height
 - Refer to PML spec sheet for details
 - Intended for downlight applications at 
0˚ tilt

Q9/Q6/Q5/Q4/Q3/Q2/Q1
Field Adjustable Output

 - Must select Q9, Q6, Q5, Q4, Q3, Q2, or Q1
 - Offers full range adjustability
 - Refer to pages 9-10 for power and lumen 
values

 - Available with B & K Input Power 
Designators only

 - Not available with PML or PML2 options

R NEMA® 7-Pin Photocell Receptacle
 - 7-pin receptacle per ANSI C136.41
 - Intended for downlight applications 
with maximum 45˚ tilt

 - Factory connected 0-10V dim leads
 - 18" (457mm) seven-conductor cord 
exits luminaire

 - Photocell and shorting cap by 
others

RL Rotate Left
 - LED and optic are rotated to the left
 - Refer to RR/RL configuration 
diagram on page 10 for optic 
directionality

RR Rotate Right
 - LED and optic are rotated to the 
right

 - Refer to RR/RL configuration 
diagram on page 10 for optic 
directionality

* Available with Backlight Shield when ordered with field-installed accessory (see table above)

Product Description
The OSQ™ Area/Flood luminaire blends extreme optical control, advanced thermal management 
and modern, clean aesthetics. Built to last, the housing is rugged cast aluminum with an integral, 
weathertight LED driver compartment. Versatile mounting configurations offer simple installation. 
Its slim, low-profile design minimizes wind load requirements and blends seamlessly into the 
site providing even, quality illumination. The ‘B’ Input power designator is a suitable upgrade for 
HID applications up to 250 Watt, and the 'K’ Input power designator is a suitable upgrade for HID 
applications up to 400 Watt. 
Applications: Parking lots, walkways, campuses, car dealerships, office complexes, and 
internal roadways

Accessories 

Field-Installed

Backlight Shield
OSQ-BLSMF 
– Front facing optics
OSQ-BLSMR 
– Rotated optics

Hand-Held Remote
XA-SENSREM
- For successful implementation of the programmable multi-level option,
   a minimum of one hand-held remote is required
Bird Spikes
OSQ-MED-BRDSPK

NanoOptic® Precision Delivery Grid™ optic

Assembled in the U.S.A. of U.S. and imported parts

Initial Delivered Lumens: Up to 17,291

Efficacy: Up to 136 LPW

CRI: Minimum 70 CRI

CCT: 3000K (+/- 300K), 4000K (+/- 300K), 5700K (+/- 500K)

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary

DA Mount

8.1"
(206mm)

3.1"
(79mm)

19.0"
(482mm)

3.8"
(97mm)

4.8"
(122mm)

NEMA® 7-Pin Photocell
Receptacle location
(ordered as an option)

25.0"
(635mm)

† See http://lighting.cree.com/warranty for warranty terms

Weight

26.5 lbs. (12kg)

Asymmetric

Symmetric

* Reference EPA and pole configuration suitability data beginning on page 7

T  (800) 236-6800    F  (262) 504-5415US:  lighting.cree.com T  (800) 473-1234    F  (800) 890-7507Canada:  www.cree.com/canada

Rev. Date: V2 02/13/2018

228 Series™
LED Soffit Luminaire – IC Rated

Ordering Information
Example: SFT-228-SL-RM-03-E-UL-WH-350

SFT-228 03 E 350 IC

Product Optic Mounting
LED Count 
(x10)

Series Voltage
Color  
Options

Drive Current Options

SFT-228 SL
Sparkle Petroleum
PS
Petroleum Symmetric

RM
Recessed
RR
Recessed Remodel

03 E UL
Universal  
120-277V
UH
Universal  
347-480V

BK
Black
BZ
Bronze
WH
White

350
350mA

IC IC Rated
40K 4000K Color Temperature

 - Color temperature per luminaire
 - Minimum 70 CRI

Product Description
High performance energy-efficient LED down light designed for use in new construction or remodel 
applications where there is direct contact with insulation. The recessed mount is for use in drywall, 
plywood or hard lid ceilings with 16" (406mm) to 24" (610mm) on center building construction. Heavy 
gauge steel recessed mounting frame features 1.5" (38mm) deep aperture throat to accommodate 
most standard ceiling thicknesses, and a universal mounting bracket that accepts 0.5" (13mm) EMT 
conduit, C-channel mounting bars or flat bar hangers with 5" (127mm) vertical adjustment from either 
above or below the ceiling. An oversized junction box is listed for eight #12 AWG feed through wires. The 
recessed remodel mount is entirely supported by the ceiling material and is designed to accept ceiling 
thickness from 0.375" (10mm) to 2.25" (57mm) and is an ideal replacement for recessed 12" (305mm) 
square HID luminaires. 
Applications: Petroleum canopies, soffits, indoor retail or industrial spaces

Accessories 

Field-Installed

RM Mount Accessories
Mounting C-Channel
XA-MC14
- Pair of 14" (356mm) rigid 3/4" x 1/2" (19mm x 13mm) 

galvanized C-Channel bars
XA-MC22
- Pair of 22" (559mm) rigid 3/4" x 1/2" (19mm x 13mm) 

galvanized C-Channel bars
XA-MC30
- Pair of 30" (762mm) rigid 3/4" x 1/2" (19mm x 13mm) 

galvanized C-Channel bars

Hanger Bar
Mounting Brackets
XA-MB4
- Kit contains 4

Patented NanoOptic® Product Technology

Made in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI

CCT: 4000K (+/- 300K), 5700K (+/- 500K) standard

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish 

Performance Summary

 
14.4"

(364mm) 

 16.3"
(413mm)

 

6.4"
(163mm)

0.4"
(10mm)

 

 
9.3"

(237mm) 

 11.3"
(287mm)

13.2"
(335mm)

 18.4"
(468mm) 

† See http://lighting.cree.com/warranty for warranty terms

LED Count (x10) Weight

03 28.7 lbs. (13.0kg)

RM Mount

RR Mount - see page 3 for weight & dimensions

Lumen Package Weight

2L, 4L, 6L 11.0 lbs. (5.0kg)

8L 11.8 lbs. (5.4kg)

T  (800) 236-6800    F  (262) 504-5415US:  lighting.cree.com T  (800) 473-1234    F  (800) 890-7507Canada:  www.cree.com/canada

Rev. Date: VersionB V2 01/03/2019

XSP Series
XSPW™ LED Wall Mount Luminaire featuring Cree TrueWhite® Technology 

Ordering Information
Example: XSPW-B-WM-2ME-2L-30K-UL-BK

XSPW B WM

Product Version Mounting Optic
Lumen  
Package*

CCT Voltage Color Options Options

XSPW B WM
Wall

2ME
Type II Medium
3ME
Type III Medium
4ME
Type IV Medium

2L
2,490 lumens
4L
4,270 lumens
6L
6,100 lumens
8L
8,475 lumens

30K
3000K
- 70 CRI
40K
4000K
- 70 CRI
50K
5000K
- 90 CRI
57K
5700K
- 70 CRI

UL
Universal 120-277V
UH
Universal 347-480V
34**
347V
-  For use with P option
    only

BK
Black
BZ
Bronze
SV
Silver
WH
White

ML Multi-Level
 - Refer to ML spec sheet for details
 - Available with UL voltage only

P Button Photocell
 - Not available with ML or PML option
 - Available with UL and 34 voltages only

PML Programmable Multi-Level
 - Refer to PML spec sheet for details
 - Available with UL voltage only

Product Description
The XSPW™ LED wall mount luminaire has a slim, low profile design intended for outdoor wall 
mounted applications. The rugged lightweight aluminum housing and mounting box are designed 
for installation over standard single gang J-Boxes and mud ring single gang J-Boxes. The luminaire 
allows for through-wired or conduit entry from the top, bottom, sides and rear. The housing design is 
intended specifically for LED technology including a weathertight LED driver compartment and thermal 
management. Optic design features industry-leading NanoOptic® Precision Delivery Grid™ system in 
multiple distributions. 
Applications: General area and security lighting

NanoOptic® Precision Delivery Grid™ optic

Assembled in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI (3000K, 4000K & 5700K); 90 CRI (5000K)

CCT: 3000K, 4000K, 5000K, 5700K

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish

Performance Summary
9.3"

(236mm)

12"
(305mm)

4.8"
(122mm) 3.8"

(97mm)

Multi-Level Sensor location
(ordered as an option)

Accessories 

† See http://lighting.cree.com/warranty for warranty terms

Field-Installed

Beauty Plate
WM-PLT12** - 12" (305mm) Square
WM-PLT14** - 14" (356mm) Square
- Covers holes left by incumbent wall packs

Hand-Held Remote
XA-SENSREM
- For successful implementation of the programmable 
  multi-level option, a minimum of one hand-held remote is required

** Must specify color

* Lumen Package selection codes identify approximate light output only. Actual lumen output levels may vary depending on CCT and optic selection. Refer to Initial Delivered Lumen tables for specific lumen values 
** Consult factory for availability

T  (800) 236-6800    F  (262) 504-5415US:  lighting.cree.com T  (800) 473-1234    F  (800) 890-7507Canada:  www.cree.com/canada

Product Specifications

CONSTRUCTION & MATERIALS
• Luminaire sides are rugged die cast aluminum with high performance 

extruded aluminum heat sinks specifically designed for high power 
LEDs, factory assembled to the trim and wired to the driver

• Driver compartment is constructed of anodized extruded aluminum for 
exceptional thermal performance

• Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer 
with an ultra-durable powder topcoat, providing excellent resistance to 
corrosion, ultraviolet degradation and abrasion. Black, bronze and white 
are available

• Weight: See Weight Chart on pages 1 and 3

RM
• High performance energy-efficient LED down light, designed for use in 

new construction applications with drywall, plywood or hard lid ceilings 
and 16" (406mm) to 24" (610mm) on center building construction

• Heavy gauge steel recessed mounting frame features 1.5" (38mm) deep 
aperture throat to accommodate most standard ceiling thicknesses, and 
a universal mounting bracket that accepts 0.5" (13mm) EMT conduit, 
C-channel mounting bars or flat bar hangers with 5" (127mm) vertical 
adjustment from either above or below the ceiling includes an oversized 
junction box is listed for eight #12 AWG feed through wires

RR
• High performance energy-efficient LED down light, designed for remodel 

application

• Entirely supported by the ceiling material and is designed to fit through 
12" (305mm) x 12" (305mm) opening

• Accepts ceiling thicknesses from 0.375" (10mm) to 2.25" (57mm)

• An ideal replacement for 12" (305mm) x 12" (305mm) recessed HID 
luminaires

ELECTRICAL SYSTEM
• Input Voltage:  120-277V or 347-480V, 50/60Hz, Class 1 drivers

• Power Factor: > 0.9 at full load

• Total Harmonic Distortion: < 20% at full load

• Integral 10kV surge suppression protection standard

• To address inrush current, slow blow fuse or type C/D breaker should 
be used 

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed 

• Suitable for wet locations under covered ceilings

• Meets FCC Part 15 standards for conducted and radiated emissions

• Consult factory for CE Certified products

• 10kV surge suppression protection tested in accordance with IEEE/ANSI 
C62.41.2

• Luminaire and finish endurance tested to withstand 5,000 hours of 
elevated ambient salt fog conditions as defined in ASTM Standard B 117

• Type IC in accordance with Article 410 of the NEC and UL 1598, suitable 
for direct contact with insulation

• RM mount listed for eight #12 AWG, 75˚C rated through branch circuit 
wires

• Meets Buy American requirements within ARRA

228 Series™ LED Soffit Luminaire – IC Rated

Electrical Data*

LED Count 
(x10)

System 
Watts
120-480V

Total Current

120V 208V 240V 277V 347V 480V

350mA

03 34 0.30 0.19 0.18 0.20 0.11 0.09

* Electrical data at 25˚C (77˚F)

Recommended 228 Series™ Luminaire Lumen Maintenance Factors (LMF)1

Ambient Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Calculated3

LMF

100K hr
Calculated3

LMF

5˚C  (41˚F) 1.04 0.99 0.97 0.95 0.93

10˚C (50˚F) 1.03 0.98 0.96 0.94 0.92

15˚C (59˚F) 1.02 0.97 0.95 0.93 0.91

20˚C (68˚F) 1.01 0.96 0.94 0.92 0.90

25˚C (77˚F) 1.00 0.95 0.93 0.91 0.89

1 Lumen maintenance values at 25˚C are calculated per TM-21 based on LM-80 data and in-situ luminaire testing
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are 
  within six times (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the 
  packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA 
  LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

T  (800) 236-6800    F  (262) 504-5415US:  lighting.cree.com T  (800) 473-1234    F  (800) 890-7507Canada:  www.cree.com/canada

Product Specifications
CREE TRUEWHITE® TECHNOLOGY
A revolutionary way to generate high-quality white light, Cree TrueWhite® 

Technology is a patented approach that delivers an exclusive combination 
of 90+ CRI, beautiful light characteristics and lifelong color consistency, all 
while maintaining high luminous efficacy – a true no compromise solution.
CONSTRUCTION & MATERIALS
• Slim, low profile design

• Luminaire housing specifically designed for LED applications with 
advanced LED thermal management and driver

• Luminaire mounting box designed for installation over standard single 
gang J-Boxes and mud ring single gang J-Boxes

• Luminaire can also be direct mounted to a wall and surface wired

• Secures to wall with four 3/16" (5mm) screws (by others)

• Conduit entry from top, bottom, sides, and rear

• Exclusive Colorfast DeltaGuard® finish features an E-coat epoxy primer 
with an ultra-durable powder topcoat, providing excellent resistance to 
corrosion, ultraviolet degradation and abrasion. Silver, black, white and 
bronze are available

• Weight: 2L, 4L, 6L - 11.0 lbs. (5.0kg); 8L - 11.8 lbs. (5.4kg)

ELECTRICAL SYSTEM
• Input Voltage: 120-277V or 347-480V, 50/60Hz

• Power Factor: > 0.9 at full load

• Total Harmonic Distortion: < 20% at full load

• Integral 10kV surge suppression protection standard

• When code dictates fusing, a slow blow fuse or type C/D breaker should 
be used to address inrush current

• Designed with 0-10V dimming capabilities. Controls by others

• 10V Source Current: 0.15 mA

• Operating Temperature Range: -40˚C - +50˚C (-40˚F - +122˚F)

REGULATORY & VOLUNTARY QUALIFICATIONS
• cULus Listed

• Suitable for wet locations

• Designed for downlight applications only

• Enclosure rated IP66 per IEC 60598

• 10kV surge suppression protection tested in accordance with  
IEEE/ANSI C62.41.2

• Meets FCC Part 15, Subpart B, Class A standards for conducted and 
radiated emissions

• Luminaire and finish endurance tested to withstand 5,000 hours of 
elevated ambient salt fog conditions as defined in ASTM Standard B 117

• Meets Buy American requirements within ARRA

• RoHS compliant. Consult factory for additional details

• Dark Sky Friendly, IDA Approved when ordered with 30K CCT

• DLC and DLC Premium qualified versions available. Please refer to 
https://www.designlights.org/search/ for most current information

•        CA RESIDENTS WARNING: Cancer and Reproductive Harm –  
       www.p65warnings.ca.gov

XSPW™ LED Wall Mount Luminaire

XSPW Series Ambient Adjusted Lumen Maintenance Factors1

Ambient Initial
LMF

25K hr
Projected2

LMF

50K hr
Projected2

LMF

75K hr
Calculated3

LMF

100K hr
Calculated3

LMF

0˚C (32˚F) 1.05 1.00 0.98 0.96 0.94

5˚C (41˚F) 1.04 1.00 0.98 0.96 0.94

10˚C (50˚F) 1.03 0.99 0.97 0.95 0.93

15˚C (59˚F) 1.02 0.98 0.96 0.94 0.92

20˚C (68˚F) 1.01 0.97 0.95 0.93 0.91

25˚C (77˚F) 1.00 0.96 0.94 0.92 0.90

30˚C (86˚F) 0.99 0.95 0.93 0.91 0.89

35˚C (95˚F) 0.98 0.94 0.92 0.90 0.88

40˚C (104˚F) 0.97 0.93 0.91 0.89 0.87

1 Lumen maintenance values at 25˚C (77˚F) are calculated per TM-21 based on LM-80 data and in-situ luminaire testing. 
  Luminaire ambient temperature factors (LATF) have been applied to all lumen maintenance factors. Please refer to the 
  Temperature Zone Reference Document for outdoor average nighttime ambient conditions 
2 In accordance with IESNA TM-21-11, Projected Values represent interpolated value based on time durations that are 
  within six times (6X) the IESNA LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the 
  packaged LED chip)
3 In accordance with IESNA TM-21-11, Calculated Values represent time durations that exceed six times (6X) the IESNA  
  LM-80-08 total test duration (in hours) for the device under testing ((DUT) i.e. the packaged LED chip)

* Electrical data at 25˚C (77˚F). Actual wattage may differ by +/- 10% when operating between 120-277V or 347- 480V 
   +/- 10%

Electrical Data*

Lumen 
Package CCT/CRI

System 
Watts

Efficacy

Total Current (A)

120-
480V 120V 208V 240V 277V 347V 480V

2L

30K/70 CRI 20 125 0.17 0.10 0.08 0.07 0.06 0.05

40K/70 CRI 19 131 0.16 0.09 0.08 0.07 0.06 0.04

50K/90 CRI 24 104 0.20 0.11 0.10 0.08 0.07 0.05

57K/70 CRI 19 131 0.16 0.09 0.08 0.07 0.06 0.04

4L

30K/70 CRI 33 129 0.28 0.16 0.14 0.13 0.10 0.07

40K/70 CRI 31 138 0.27 0.15 0.13 0.12 0.09 0.07

50K/90 CRI 40 107 0.34 0.20 0.17 0.16 0.12 0.09

57K/70 CRI 31 138 0.26 0.15 0.13 0.12 0.09 0.07

6L

30K/70 CRI 51 120 0.43 0.25 0.22 0.19 0.14 0.11

40K/70 CRI 47 130 0.40 0.23 0.20 0.18 0.14 0.10

50K/90 CRI 60 102 0.51 0.29 0.25 0.23 0.17 0.13

57K/70 CRI 47 130 0.40 0.23 0.20 0.17 0.14 0.10

8L

30K/70 CRI 77 110 0.65 0.38 0.32 0.28 0.22 0.16

40K/70 CRI 72 118 0.61 0.35 0.31 0.27 0.21 0.15

50K/90 CRI 78 89 0.66 0.37 0.33 0.29 0.22 0.16

57K/70 CRI 71 119 0.60 0.35 0.30 0.26 0.20 0.15

PRODUCT
INFORMATION

PRODUCT
INFORMATION

PRODUCT
INFORMATION

PRODUCT
INFORMATION

PRODUCT
INFORMATION
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Planning Commission  Agenda  

February 5, 2020 Meeting Agenda Item No. 5d. 
 

To:  Chairperson Greg Ouellette and the Planning Commission  

From:  Steven J. Cohen, Director of Community Development 

Submitted:  January 24, 2020 

Subject:  Public Hearing/Motion – Recommendation to City Council to Amend the Text of the Zoning Ordinance / 
    Article IX, B-2, General Business Districts and Article XII. T&R, Technology & Research Districts 
 
INTRODUCTION 
The attached revision to the Zoning Ordinance has been drafted to provide the City Council full control and discretion 
over the approval of future motel, hotel, and conference center developments, along with the expansion of existing 
motel, hotel, and conference center developments, within in the B-2 and T&R zoning districts by only permitting such 
projects via the Planned Unit Development Option.  
 
Assessing records show that 19 hotels totaling 2,227 guest rooms are currently located within the City of Auburn Hills. 
The 97-room Candlewood Suites hotel is expected to become the City’s 20th hotel, with construction anticipated to 
commence in the months ahead within the Dutton Corporate Centre.  
 
It has been determined that this action is necessary to restrict the oversaturation of hotels within the community. The 
policy intent of the change is to allow hotels where the City Council deems appropriate via the Planned Unit 
Development Option process with a desire for the developments to either: 1) provide a value-added aspect such as a 
conference center, restaurant, or entertainment component; or 2) be part of a master-planned development like, for 
example, the redevelopment of the Palace of Auburn Hills property or the land adjacent to Topgolf. 
 
RECOMMENDED ACTION 
Staff recommends approval.  The proposed text amendment has been reviewed and found acceptable from a legal 
standpoint by City Attorney Derk Beckerleg.   
 
It is noted that Mr. Beckerleg and I have determined that this change would not create an “exclusionary zoning” 
condition within the community as hotel and lodging facilities are currently permitted as Special Land Uses Permitted in 
the D, Downtown District. 
 

Recommended Action: 
“Move to recommend to City Council approval of the enclosed Text 

Amendment to Article IX, B-2, General Business Districts and Article XII. 
T&R, Technology & Research Districts of the Zoning Ordinance. 

 
 

 
 
 



   

 

Planning Commission 
Public Notice 

 

 

Meeting Date, Time, and Location: 
 

Wednesday, February 5, 2020 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Applicant: City of Auburn Hills 
 

Nature of the Request: Recommendation to City Council for approval of a text amendment to 
amend Article IX, B-2, General Business Districts and Article XII. 
T&R, Technology & Research Districts of the Zoning Ordinance 
 

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. 
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CITY OF AUBURN HILLS 
 

COUNTY OF OAKLAND 
 

STATE OF MICHIGAN 
 

ORDINANCE NO. 20-______ 
 

 
TEXT AMENDMENT TO ZONING ORDINANCE 

 
AN ORDINANCE TO AMEND ARTICLE IX, B-2, GENERAL BUSINESS DISTRICTS  

AND ARTICLE XII. T&R TECHNOLOGY AND RESEARCH DISTRICTS 
OF THE AUBURN HILLS ZONING ORDINANCE NO. 372  

 
 

THE CITY OF AUBURN HILLS ORDAINS 
 

Section 1. 
Section 902. Item. 7 of Article IX. B-2 General Business Districts of Auburn Hills Zoning 
Ordinance No. 372, as amended, shall read as follows:  
 

7. New motels, hotels, and conference centers, or the expansion of existing motels, hotels, 
and conference centers, shall only be permitted in the B-2, General Business Districts 
via Section 1830. Planned Unit Development Option.  The decision to approve a Planned 
Unit Development allowing a motel, hotel, and/or conference center, or the expansion of 
an existing motel, hotel, and/or conference center, in the B-2, General Business Districts 
shall be at the sole discretion of the City Council, after recommendation from the 
Planning Commission.  An applicant shall not have the right to seek relief from this 
section to the Zoning Board of Appeals.  Motels, hotels, and conference centers 
approved by the City Council in the B-2, General Business Districts before February 17, 
2020 shall be considered legally conforming and subject to the Zoning Ordinance 
standards and conditions in effect at the time of the City approval.   

 
Section 2. 
Section 1201. Item. 3 of Article XII. T&R Technology and Research Districts of Auburn Hills 
Zoning Ordinance No. 372, as amended, shall read as follows 
 

3. New motels, hotels, and conference centers, or the expansion of existing motels, hotels, 
and conference centers, shall only be permitted in the T&R Technology and Research 
Districts via Section 1830. Planned Unit Development Option.  The decision to approve a 
Planned Unit Development allowing a motel, hotel, and/or conference center, or the 
expansion of an existing motel, hotel, and/or conference center, in the T&R Technology 
and Research Districts shall be at the sole discretion of the City Council, after 
recommendation from the Planning Commission.  An applicant shall not have the right to 
seek relief from this section to the Zoning Board of Appeals.  Motels, hotels, and 
conference centers approved by the City Council in the T&R Technology and Research 
Districts before February 17, 2020 shall be considered legally conforming and subject to 
the Zoning Ordinance standards and conditions in effect at the time of the City approval.   

DRAFT 
1-08-20 
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Section 3.  Repealer. 
 
 All Ordinances or parts of Ordinances in conflict herewith are hereby repealed only to the 
extent necessary to give this Ordinance full force and effect. 
 
Section 4.  Severability. 
 
 If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, 
void, illegal, or ineffective by any Court of competent jurisdiction, such section, clause, or 
provision declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this 
Ordinance, but the remainder of this Ordinance shall stand and be in full force and effect. 
 
Section 5.  Savings. 
 
 The proceedings pending and all rights and liabilities existing, acquired, or incurred at the 
time this Ordinance takes effect are saved and may be consummated according to the law when 
they were commenced. 
 
Section 6.  Effective Date. 
 
 The provisions of this Ordinance are hereby ordered to take effect upon publication in the 
manner prescribed by the Charter of the City of Auburn Hills. 
 
Section 7.  Adoption. 
 
 This Ordinance is hereby declared to have been adopted by the City Council of the City of 
Auburn Hills at a meeting thereof duly called and held on the ___ day of_________, and ordered 
to be given publication in a manner prescribed by the Charter of the City of Auburn Hills. 
 

 AYES:  
NAYES: 

ABSTENTIONS:   
 
STATE OF MICHIGAN  ) 
      ) ss. 
COUNTY OF OAKLAND  ) 
 
 I, the undersigned, the duly qualified Clerk of the City of Auburn Hills, Oakland County, 
Michigan, do hereby certify that the foregoing is a true and complete copy of Ordinance No.  
________ adopted by the Auburn Hills City Council on the ______ day of _________ the 
original of which is in my office.         
 
______________________________   
LAURA PIERCE, City Clerk 



City of Auburn Hills                 Zoning Ordinance 

 

       

MARKED UP COPY 

Removed 
Added 

 
 

ARTICLE IX 
B-2, GENERAL BUSINESS DISTRICTS 

 
 

PREAMBLE 
 

The B-2 General Business Districts are intended to serve the overall shopping needs of residents both 
within and beyond the City including convenience, comparison and highway needs. 
 
SECTION 900.  PRINCIPAL USES PERMITTED: 
In the B-2 General Business Districts no building or land shall be used and no building shall be erected 
except for one (1) or more of the following specified uses, unless otherwise provided for in this Ordinance: 
1. Any Principal Uses Permitted in the O Office Districts or B-1 Limited Business Districts. 
2. Any generally recognized retail business which supplies commodities on the premises, such as, 

but not limited to, groceries, meats, dairy products, baked goods or other foods, drugs, dry goods, 
notions or hardware, and household goods or products such as furniture, carpeting and lighting 
fixtures. 

3. Any personal service establishment which performs services on the premises, such as, but not 
limited to, shoe repair shops, tailor shops, beauty parlors, or barber shops. 

4. Professional offices of doctors, lawyers, dentists, chiropractors, osteopaths and similar or allied 
professions. 

5. Banks with drive-in facilities may be permitted when said drive-in facilities are incidental to the 
principal function, and subject to the following conditions: 
A. Drive-up windows shall provide at least ten (10) queuing spaces eighteen (18) feet long 

by ten (10) feet wide for each station.  The lane containing the queuing spaces shall be 
separate and distinct from other access drives and maneuvering lanes for parking 
spaces.  The queuing space lane shall have a clear width of ten (10) feet and be 
physically separated from access drives, maneuvering lanes and parking spaces with a 
landscaped area five (5) feet wide with raised curbs on all sides. 

B. Drive-up stations shall provide at least five (5) queuing spaces eighteen (18) feet long by 
ten (10) feet wide for each station.  The lane containing the queuing spaces shall be 
separate and distinct from other access drives and maneuvering lanes for parking 
spaces.  The queuing space lane shall have a clear width of ten (10) feet and be 
physically separated from access drives, maneuvering lanes and parking spaces with a 
landscaped area five (5) feet wide with raised curbs on all sides. 

6. Any retail business, service establishments or processing uses such as the following: 
A. Any retail business whose principal activity is the sale of new merchandise in any 

enclosed building. 
B. Any service establishment of an office-showroom or workshop nature of an electrician, 

decorator, dressmaker, tailor, shoemaker, baker, printer, upholsterer, or an establishment 
doing radio, television or home appliance repair, photographic reproduction, and similar 
establishments that require a retail adjunct. 

7. Restaurants, or other places serving food or beverage (without drive-through or drive-in facilities), 
when located within a planned shopping center. 

8. Accessory buildings and accessory uses customarily incidental to any of the above principal uses 
permitted. 
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9. Uses determined to be similar to the above principal permitted uses in accordance with the 
criteria set forth in Section 1827 and which are not listed below as special land uses. 

(Amended: 11-11-02 per Ordinance No. 710) 
(Amended: 5-15-06 per Ordinance No. 779) 

 
SECTION 901.  REQUIREMENTS FOR ALL PRINCIPAL USES: 
1. All business establishments, including contractors or builders, shall be retail or service 

establishments dealing directly with consumers, and without wholesale outdoor storage activities 
on site.  All goods produced on the premises shall be sold at retail on the premises where 
produced.  Uses with incidental wholesale activities shall be considered to be Special Land Uses 
and shall meet the requirements of Section 1818. 

2. All business, except for off-street parking and loading, shall be conducted within a completely 
enclosed building.  No outdoor storage shall be allowed. 

3. All business uses adjacent to freeway feeder roads shall meet the following additional 
requirements: 
A. Barriers: All development shall be physically separated from the feeder road by a 

curb, planting strip or other suitable barrier.  Such barrier shall effectively 
eliminate unchanneled vehicle ingress or egress except for authorized 
accessways. 

B. Accessways: Each separate use, grouping of buildings, or grouping of uses as a part 
of a single planned development shall not have more than two (2) 
accessways from a feeder road.  Such accessways shall not be located 
closer than three hundred (300) feet to the point of an intersection of an 
entrance or exit ramp baseline and the feeder road centerline.  In cases 
where the ramp baseline and the feeder road centerline do not intersect, 
no accessway shall be located closer than three hundred (300) feet from 
point of tangency of the ramp baseline and the feeder road pavement.  In 
those instances where properties fronting on a feeder road are of such 
width or are in multiple ownership, and accessways to the property 
cannot be provided in accordance with the minimum three hundred (300) 
foot distance from the intersection of feeder road and entrance or exit 
ramps, a marginal access road shall be provided to service such 
properties. 

4. Cross-Access Interior Drives:  Cross-access interior drives, or drives that will allow vehicles to 
move from one site to another without entering the frontage street, are strongly encouraged and 
may be required at the discretion of the City Council. 

(Amended: 11-11-02 per Ordinance No. 710) 
 
SECTION 902.  SPECIAL LAND USES PERMITTED: 
The following uses may be permitted under the purview of Section 1818 by the City Council, after site 
plan review and Public Hearing by the Planning Commission, and subject further to such other 
reasonable conditions which, in the opinion of the City Council, are necessary to provide adequate 
protection to the health, safety, general welfare, morals and comfort of the abutting property, 
neighborhood and City of Auburn Hills: 
1. Any Principal Uses Permitted which require outdoor storage of materials or equipment.  Such 

uses shall meet the requirements of Section 1807. 
2. Funeral homes subject to the following requirements:  

A. The site shall be so arranged that adequate assembly area is provided off-street for 
vehicles to be used in a funeral procession.  This assembly shall be provided in addition 
to any required off-street parking area. 

B. The site shall be located so as to have at least one (1) property line abutting a major 
thoroughfare having an existing or proposed right-of-way of at least one hundred and 
twenty (120) feet, and all ingress and egress for the site shall be directly onto said major 
thoroughfare, or an adjacent marginal access service drive. 
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C. Points of ingress and egress for the site shall be so laid out as to minimize possible 
conflicts between traffic on adjacent thoroughfares and funeral processions, or visitors 
entering or leaving the site. 

D. No building shall be located closer than fifty (50) feet to the outer perimeter (property line) 
of the District when said property line abuts any residential district. 

E. A caretaker's residence may be provided within the main building of the mortuary 
establishment. 

F. Loading and unloading area used by ambulance, hearse, or other such service vehicles 
shall be obscured from all residential view with a solid masonry wall, fence or greenbelt in 
accordance with Section 1808. 

3. Commercially used outdoor recreational space for adult or children's amusement parks, carnivals, 
rebound tumbling facilities, miniature golf course, and golf driving ranges, subject to the following: 
A. Children's amusement parks must be screened on all sides with a minimum four foot six 

inch (4'6") wall or other screening in accordance with Section 1808. 
B. Rebound tumbling facilities must be fenced on all sides used for trampoline activity.  Said 

fence shall be no less than six (6) feet high and shall have a capping which provides 
safety.  Pits shall not exceed four (4) feet in depth, shall be drained at all times and filled 
with earth to grade when the use is discontinued.  All manufacturer's specifications for 
spacing, safety and construction shall be complied with. 

C. No loudspeaker or public address system shall be used except with City Council approval 
wherein it is deemed that no public nuisance or disturbance will be established. 

4. Indoor Family Theaters. 
5. Open air business uses when developed in a planned relationship with the B-2 General Business 

District such as retail sales of plant material not grown on the site, and sales of lawn furniture, 
playground equipment, and other garden supplies. 

6. Bowling alleys, and other indoor recreation uses such as billiard parlors, pinball arcades, video 
arcades and similar electronic amusement devices, and racquetball courts.  Such use shall be 
located at least one hundred (100) feet from any front, rear or side yard of any residential lot or 
parcel in an adjacent residential district. 

7. Motels and hotels subject to the following: 
A. No guest shall rent a unit at a motel or hotel for more than thirty (30) consecutive days 

within any calendar year, except that suite facilities with units over three hundred (300) 
square feet in area containing kitchen or kitchenette facilities including at least 
refrigerator and stove facilities may be permitted for up to ninety (90) days.  The number 
of maximum days for extended stay suite facilities shall be indicated on the site plan and 
in the request for Special Land Use Approval. 

B. Each unit shall contain not less than two hundred and fifty (250) square feet of floor 
space. 

C. A minimum fifty (50) foot front yard setback shall be maintained. 
New motels, hotels, and conference centers, or the expansion of existing motels, hotels, 
and conference centers, shall only be permitted in the B-2, General Business Districts via 
Section 1830. Planned Unit Development Option.  The decision to approve a Planned Unit 
Development allowing a motel, hotel, and/or conference center, or the expansion of an 
existing motel, hotel, and/or conference center, in the B-2, General Business Districts shall 
be at the sole discretion of the City Council, after recommendation from the Planning 
Commission.  An applicant shall not have the right to seek relief from this section to the 
Zoning Board of Appeals.  Motels, hotels, and conference centers approved by the City 
Council in the B-2, General Business Districts before February 17, 2020 shall be 
considered legally conforming and subject to the Zoning Ordinance standards and 
conditions in effect at the time of the City approval.   

8. Veterinary hospitals or clinics, provided all activities are conducted within a totally enclosed 
building, and provided further that no abutting property shall be zoned R, RM, MHP, or residential 
uses in the SP Special Purpose District. 

9. Utility and public service facilities and uses (without storage yard) such as gas regulator stations 
and electrical substations only when operating requirements necessitate the locating of such 
facilities within the District in order to serve the immediate vicinity. 
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10. Sport stadiums or arenas, provided the following conditions are met: 
A. All planned stadium sites shall be located on parcels capable of providing paved parking 

for a minimum of two thousand five hundred (2,500) spectator vehicles. 
B. All sites shall have direct access to major thoroughfares of at least one hundred and 

twenty feet (120') in existing or proposed right-of-way. 
C. All sports stadiums or arenas shall be an integral part of a planned complex or integrated 

site plan which shall contain ancillary activities such as restaurants, hotels, motels, or 
offices. 

11. Residential uses as part of a building in a business zone shall be allowed upon issuance of a 
Certificate of Occupancy from the Community Development Department, and provided that the 
minimum floor areas of the RM Districts shall be met. 

12. Bus passenger stations and parking garages provided that parking garages are located at least 
two hundred (200) feet from any R, RM, MHP or residential uses in the SP Special Purpose 
District, and seventy-five (75) feet from the intersection of any two (2) street right-of-way lines. 

13. Overnight camping facilities for tents, campers, and travel trailers shall be allowed provided the 
following conditions are met: 
A. There shall be no permanent storage of tents, campers, and travel trailers; and mobile 

home units will not be allowed in the development. 
B. Sanitary facilities must meet the minimum requirements of the Oakland County Health 

Department and any other responsible health agency. 
C. Any commercial facility in the development must meet the requirements of Area and Bulk. 

14. Trailer or automobile rental facilities. 
15. Automobile laundries provided such uses shall be at least seventy-five (75) feet from the 

intersection of any two (2) street right-of-way lines, and two hundred (200) feet from any adjacent 
R, RM, or MHP District, or residential uses in the SP Special Purpose District.   

16. New automobile dealerships. 
17. Outdoor sales space for the exclusive sale of secondhand automobiles, travel trailers or mobile 

homes, subject to the following: 
A. No major refinishing shall be done on the lot. 

18. Automotive service centers, only when planned as an integral part of a larger planned shopping 
center. 

19. Gasoline service stations, subject to the following provisions: 
A. The minimum road frontage shall be one hundred and fifty (150) feet and the minimum lot 

area shall be one (1) net acre.  The site shall be so arranged that ample space is 
available for vehicles which are required to wait.  

B. Canopy structures and gasoline pumps shall be set back not less than forty (40) feet from 
all street right-of-way lines to allow adequate access around the pumps. Air and water 
hose stands and other appurtenances shall be set back not less than twenty (20) feet 
from all street right-of-way lines, where appropriate. 

C. Canopy structures shall be designed and constructed in a manner which is architecturally 
compatible with the principal building. The canopy structure shall be attached to and 
made an integral part of the principal building, wherever possible. 

D. Accessory auto related facilities located on the premises such as wash facilities and 
vehicle repair are permitted on gas service station sites, however each use must obtain a 
separate special land use permit as provided for in this Article and shall only be permitted 
on gas service station sites containing one and one-half (1½) net acres.  
(1) Major engine and body repair, steam cleaning, and undercoating are expressly 

prohibited except within a completely enclosed building. 
(2) The storage of damaged or wrecked vehicles, or those waiting for minor repair or 

service, shall be obscured from public view in an area provided for such purpose 
on the site, and no vehicle of any kind shall be stored in the open for a period 
exceeding one (1) week.  In no instance shall more than five (5) vehicles be 
allowed to accumulate on the site at any one (1) time, and the storage area shall 
be kept free of trash and debris in designed in accordance with Section 1807, 
Item 3, Open Storage. 

E. All storage of material, merchandise and equipment shall be within the building. 
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F. The sale or rental of new or used cars, trucks, trailers, and any other vehicles on the 
premises shall be prohibited. 

G. Fueling operations designed to accommodate tractor trailer trucks shall be prohibited. 
20. Nursery schools, day nurseries and child care centers, provided the following conditions are met: 

A. Such facilities shall be located on major thoroughfares with an existing or proposed right-
of-way of one hundred and twenty (120) feet. 

B. Any area not used for parking in the front yard shall be kept in lawn and landscaped in 
accordance with Section 1808. 

C. Outdoor play areas shall be in the side or rear yard in the amount of one hundred (100) 
square feet for each child cared for, but at least a minimum of one thousand two hundred 
(1,200) square feet. 

D. Whenever the school or center abuts a residential district, parking, drop off, and play 
areas shall be screened with an obscuring six (6) foot fence or wall, four foot six inch 
(4'6") high berm with landscaping twenty (20') foot wide greenbelt landscaped in 
accordance with Section 1808, or a combination of the above, whichever in the opinion of 
the Planning Commission and City Council achieves the objective of screening and 
controlling noise levels. 

E. Any other conditions which the Planning Commission and City Council deem necessary 
to assure that the character of the area shall be maintained. 

 
21. Planned shopping centers over six hundred thousand (600,000) square feet in area, subject to 

the following: 
A. Parking space depth and maneuvering lane width may vary from the dimensional 

standards of Section 1805 as follows: 
1) In the case of ninety (90o) degree parking layouts, the depth of a parking space 

may be reduced from twenty (20) feet to eighteen (18) feet provided that the 
maneuvering lane shall be a minimum of twenty-four (24) feet in width, or the 
depth of a parking space may be reduced from twenty (20) feet to nineteen (19) 
feet provided that the maneuvering lane shall be a minimum of twenty-two (22) 
feet in width. 

B. Buildings and freestanding light poles may exceed the maximum height of the B-2 District 
of two (2) stories or thirty (30) feet, provided that freestanding light poles shall not exceed 
a height of sixty (60) feet. 

C. Trash receptacles and compactors may be allowed in a front yard provided that such 
receptacles and compactors shall be, as nearly as is possible, totally screened from view 
with a wall or architectural feature the height of the container, and shall be aesthetically 
pleasing, and matching the architectural facade treatment of the main building(s), or the 
receptacles and compactors shall be screened with a berm or landscaping. 

D. Loading and unloading areas may be allowed in a front yard provided that such loading 
and unloading areas shall be screened with a wall, architectural features, or plant 
material, and shall be architecturally pleasing, and matching the architectural or 
landscape design and facade treatment of the main building(s).  The location and area in 
square footage of such loading and unloading berths shall not be less than one (1%) 
percent of the Gross Leasable Area (GLA) of the main building(s). 

E. At least twenty (20) percent of the net site area (total area minus exterior right-of-way) 
shall be landscaped in accordance with Section 1808, except that there may be 
variations to the location and area of landscape islands and interior landscaping provided 
for in Section 1808, with the intent and purpose of allowing some degree of flexibility to 
the design and layout of parking spaces, maneuvering lanes and drives because of the 
large amount of parking area and number of spaces required for a regional shopping 
center. 

F. Non-freestanding mural signs may be allowed when considered as a separate special 
land use under the purview of Section 1818.  Such signage will not be included in total 
site signage allocations. 
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G. One (1) non-accessory (off-premise) identification pylon sign may be permitted, when 
considered as a separate special land use under the purview of Section 1818, provided 
the following conditions are met:     
1) The sign shall be limited to the name, logo, and description of the planned 

shopping center. 
2) The sign shall be located on a site zoned B-2 District or an “I” District. 
3) The setback of the sign shall be a minimum of ten (10) feet from adjacent 

property lines. 
4) The height of the sign shall not exceed one-hundred and five (105) feet. 
5) The area of the sign shall not exceed one-thousand five-hundred (1,500) square 

feet. 
6) In addition to the permitted signage, an LED digital display (automatic 

changeable copy sign) may be utilized on the pylon sign provided: 
a. The display sign area shall not exceed one-thousand six-hundred (1,600) 

square feet; which would be permitted in addition to the sign area 
allowed under subsection G(5). 

b. The display shall have a pixel pitch of twenty-five (25) mm or less. 
c. The display will not use animation, flashing, scrolling, or blinking and will 

display only static messages.   
d. The rate of change between static messages will not exceed more than 

one (1) change per eight (8) seconds. 
e. The display shall be equipped with photosensitive equipment which 

automatically adjusts the brightness and contrast of the sign in direct 
relation to the ambient outdoor illumination.  If complaints arise in regard 
to display brightness, the property owner of the planned shopping center 
shall work in good faith with the City to address the concerns in a timely 
fashion. 

f. The property owner of the planned shopping center shall coordinate with 
the City of Auburn Hills Police Department and/or other local authorities 
to display, when appropriate, emergency information important to the 
traveling public including, but not limited to Amber Alerts or alerts 
concerning terrorist attacks or natural disasters.  Emergency information 
messages shall remain in the advertising rotation according to the 
protocols of the governmental agency that issues the information. 

g. The property owner of the planned shopping center shall provide to the 
City of Auburn Hills Police Department and Community Development 
Department contact information for person(s) who will be available to be 
contacted at any time and who are able to turn off the electronic sign 
promptly if a malfunction occurs. 

h. Twenty-four (24) hour operation of the display shall be permitted.  
i. The sign shall be limited to the advertising of tenants and available 

goods and services within the planned shopping center, planned 
shopping center events and promotions, and other messages specifically 
authorized by the City of Auburn Hills.    

j. The sign will not be permitted to advertise for high-proof liquor, any 
sexually oriented business, or other objectionable uses set forth in the 
development agreement approved pursuant to subsection G(6)k. 

k. Approval of the display shall be subject to submittal, and acceptance by 
the City Council, of a development agreement detailing the conditions 
relating to the use restrictions of the sign. 

H. Freestanding tenant identification signs may be permitted, when considered as a 
separate special land use under the purview of Section 1818, provided the following 
conditions are met: 
1) The planned shopping center shall be limited to eight (8) total freestanding tenant 

identification signs. 
2) The signs shall only be permitted along interstate freeway frontage. 
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3) The setback of the sign shall be a minimum of twenty (20) feet from adjacent 
property lines. 

4) The height of the sign shall not exceed fifty (50) feet. 
5) The area of each sign shall not exceed one hundred and seventy-five (175) 

square feet. 
6) Each sign shall be limited to the name of a single tenant selected at the 

discretion of the property owner of the planned shopping center, which may 
change from time to time, upon administrative sign permit approval from the 
Community Development Department. 

7) A surveyed plan shall be provided showing the location of the signs. 
8) Uplighting may be used to illuminate the signs provided the lighting does not 

cause glare onto adjoining properties or onto public or private roads, or otherwise 
create a nuisance or a safety hazard. 

I. A tenant wall mounted sign on the planned shopping center may exceed the size 
requirements of Section 1811, provided no single wall sign exceeds five hundred (500) 
square feet in size.  When considered as a separate special land use under the purview 
of Section 1818, the City Council may allow an increase in sign area larger than five 
hundred (500) square feet in size after a detailed review and evaluation.  Whenever the 
City Council modifies this requirement, it shall find that the following standards have been 
met: 
1) The signage is for a tenant of a size equal or greater than twenty thousand 

(20,000) square feet.  The tenant space shall abut a perimeter wall of the 
planned shopping center and have an exterior exit designed for general public 
use. 

2) The signage is compatible with and sensitive to the immediate environment of 
the site relative to architectural design, scale, bulk, building height, disposition 
and orientation of buildings. 

3) The allotted sign area for the planned shopping center, as a whole, is not 
exceeded.  

J. The total sign area for the planned shopping center shall not exceed one hundred (100) 
square feet per net acre.    

K. Outdoor seating or outdoor facilities for the serving and/or consumption of food or 
beverages for restaurants and other similar uses where food and/or beverages are 
served and/or consumed may be permitted when considered as a separate special land 
use under the purview of Section 1818, subject to the criteria outlined in Section 902(23). 

22. Private paramedical emergency facilities subject to the following conditions: 
A. Such facilities shall be located only on collector thoroughfares or major thoroughfares as 

indicated on the adopted Major Thoroughfare Plan of the City of Auburn Hills. 
B. All ingress and egress on the site shall be located at least fifty (50) feet from any adjacent 

property line or right-of-way line. 
C. If not in existence, a passing lane shall be provided opposite the ingress/egress route 

used for paramedical and such other emergency vehicles in addition to the required 
acceleration and deceleration lanes.  The passing lane is required to insure that the 
purpose and intent of this Zoning Ordinance is met and is deemed necessary to prevent 
traffic congestion in order to assure proper egress for fast moving and accelerating 
emergency vehicles in order to protect the health and safety of the citizens of Auburn 
Hills and abutting areas. 

D. All such facilities shall be developed on sites of at least one (1) acre in area. 
23. Outdoor seating or outdoor facilities for the serving and/or consumption of food or beverages for 

restaurants and other similar uses where food and/or beverages are served and/or consumed, 
subject to the following criteria: 
A. Outdoor seating areas or outdoor facilities shall be attached structurally to and/or located 

directly adjacent to, or upon, the principal building to which they are accessory. 
B. Outdoor seating areas or outdoor facilities shall be completely enclosed by masonry walls 

and/or decorative fencing a minimum of three (3) feet in height, unless a taller height is 
required per the Building Code for safety purposes (e.g., decks, elevated areas, etc.).  
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The enclosure shall be extended from the principal building and shall be capable of entry 
only from the interior of the principal building unless determined otherwise by the City 
Council. The enclosure shall be fixed in place and designed in a manner that maintains a 
minimum pathway width of five (5) feet (e.g., clear of structures such as light poles, trees, 
hydrants, etc.) along the sidewalk so as not to interfere with pedestrian traffic.   

C. All lighting shall be shielded downward and away from adjacent properties and rights-of-
way in accordance with Section 1810. 

D. Parking spaces shall be provided for the proposed outdoor seating area or outdoor facility 
in addition to that required for the principal building or use and shall be calculated as 
required for the principal building or use. 

E. Music, loudspeakers, public address systems and other types of outdoor entertainment 
uses and/or activities may be permitted subject to the following criteria: 
1. Any/all proposed sound system or other entertainment use/activity area(s) shall 

be clearly detailed on a site plan. 
2. The outdoor seating area shall be designed so as to minimize the level of noise 

generated from the uses/activities conducted in the outdoor seating or outdoor 
facility area.  Such design alternatives include, but are not limited to, sound 
deadening construction materials, volume limitations on sound systems, 
directional/locational limitations on speaker/public address system locations, and 
landscaping. 

3. The City may review the Special Land Use in one (1) year to determine if there 
are any noise-related problems regarding the outdoor seating area or outdoor 
facility.  In reviewing the Special Land Use, the Community Development 
Department may consult with other applicable City departments or agencies.  
Reports from these departments or agencies, along with any public comment, 
shall be the basis for any subsequent decision(s) by the Community 
Development Department. 

4. The Community Development Department may require that additional measures 
be taken by the owner to reduce and/or eliminate any noise-related problem in 
accordance with Item E.2 above. 

F. Adequate facilities shall be provided for the convenient and sanitary disposal of refuse 
within and around the outdoor seating area or outdoor facility. 

G. The fire marshal shall review the proposed outdoor seating area or facility and shall 
provide a written report to the Community Development Department as to the 
conformance of any proposed plans with applicable fire safety codes. 

H. The Police Department shall review the proposed outdoor seating area and shall provide 
a written report to the Community Development Department regarding public health, 
safety and welfare concerns. 

I. The Planning Commission may recommend and the City Council may require other 
conditions to ensure that the outdoor seating area or outdoor facility is designed and 
operated to have the minimum impact on adjacent properties visually as well as with 
regard to noise.  The City Council may consider all applicable factors such as, but not 
limited to, visual relationships, natural and/or manmade transition zones, limitations on 
types of activities permitted, hours of operation, parking and circulation needs and 
proposed method of winterization (if applicable). 

24. Multi-use automobile service facilities such as the installation of vehicular phones, auto glass, and 
tire, battery and accessory facilities. 

25.  Wireless communication facilities in accordance with the standards and requirements listed in 
Section 1832. Wireless Communication Facilities, except for co-location applications which are 
subject to the administrative review provisions listed in Section 1832, Item K.   

26. Restaurants, including drive-in and drive-through restaurants, or other places serving food or 
beverage subject to the following provisions:  
A. Restaurants with drive-in or drive-through facilities shall only be permitted on sites 

containing one and one-half (1½) net acres, and having one hundred and fifty (150) feet 
of road frontage width.  The Site Plan shall clearly reflect that the queuing lane and 
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parking maneuvering lane are not in conflict, and will not inhibit safe ingress and egress 
from/to the main access thoroughfare. 
(1) Gas service stations and restaurants with drive-in or drive-through facilities, 

proposed jointly on the same site, shall only be permitted on sites containing a 
minimum of two and one-half (2½) net acres, and having two hundred (200) feet 
of road frontage width.  The Site Plan shall clearly reflect that the queuing lane, 
parking maneuvering lane, and gas pumps areas are not in conflict, and will not 
inhibit safe ingress and egress from/to the main access thoroughfare. 

(2) Restaurants with drive-through facilities shall provide at least ten (10) vehicle 
queuing spaces eighteen (18) feet long by ten (10) feet wide from the order 
station.  The lane containing the queuing spaces shall be separate and distinct 
from other access drives and maneuvering lanes for parking spaces.  The 
queuing space lane shall have a clear width of ten (10) feet and be physically 
separated from access drives, maneuvering lanes and parking spaces with a 
landscaped area five (5) feet wide with raised curbs on all sides. 

27. Private clubs, fraternal organizations and lodge halls. 
28. Churches and places of worship.  
29. Accessory buildings and accessory uses customarily incidental to any of the above special land 

uses permitted. 
 
30. Special land uses determined to be similar to the above special land uses in accordance with the 

criteria set forth in Section 1828. 
 (Amended: 11-11-02 per Ordinance No. 710) 

(Amended: 9-19-05 per Ordinance No. 759) 
(Amended: 5-15-06 per Ordinance No. 779) 

 (Amended: 8-17-09 per Ordinance No. 820) 
(Amended: 11-23-09 per Ordinance No. 823) 
(Amended: 4-19-10 per Ordinance No. 829) 

(Amended: 10-04-10 per Ordinance No. 830) 
 
SECTION 903.  REQUIREMENTS FOR ALL SPECIAL LAND USES: 
1. All business establishments shall be retail or service establishments dealing directly with 

consumers (who may be contractors or builders).  All goods produced on the premises shall be 
sold at retail on the premises where produced. 

2. There shall be provided on those sites abutting or adjacent to a residential district or use a 
greenbelt, wall, berm or landscaping in accordance with Section 1808. 

3. All business uses adjacent to freeway feeder roads shall meet the following additional 
requirements: 
A. Barriers: All development shall be physically separated from the feeder road by a 

curb and planting strip or other suitable barrier.  Such barrier shall 
effectively eliminate unchanneled vehicle ingress or egress except for 
authorized accessway. 

B. Accessways: Each separate use, grouping of buildings, or grouping of uses as a part 
of a single planned development, shall not have more than two (2) 
accessways from a feeder road.  Such accessways shall not be located 
closer than three hundred (300) feet to the point of intersection of an 
entrance or exit ramp baseline and the feeder road centerline.  In cases 
where the ramp baseline and the feeder road centerline do not intersect, 
no accessway shall be located closer than three hundred (300) feet from 
point of tangency of the ramp baseline and the feeder road pavement.  In 
those instances where properties fronting on a feeder road are of such 
width or are in multiple ownership, and accessways to the property 
cannot be provided in accordance with the minimum three hundred (300) 
foot distance from the intersection of feeder road and entrance or exit 
ramps, a marginal access road shall be provided to service such 
properties. 
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4. Cross-Access Interior Drives:  Cross-access interior drives, or drives that will allow vehicles to 
move from one site to another without entering the frontage street, are strongly encouraged and 
may be required at the discretion of the City Council. 

(Amended: 11-11-02 per Ordinance No. 710) 
 
SECTION 904.  AREA AND BULK REQUIREMENTS: 
See Article XVII, Schedule of Regulations, Limiting the height and bulk of buildings. 

(Amended 1-24-05 per Ordinance No. 745) 

 

 
ARTICLE XII 

T&R, TECHNOLOGY AND RESEARCH DISTRICTS 
 
 

PREAMBLE 
 
The T&R Technology and Research Districts are designed to provide for the coordinated development 
and complementary research, office, applied technology, and light industrial uses in a planned complex 
which offers a full range of support facilities and services including hotels, recreation, and multiple family 
housing.  
 
Technology and Research Districts are to be located and designed to: 
1.   Create employment and activity focal points which benefit the surrounding community. 
2.  Provide opportunities for establishing mutually supportive relationships with institutions for higher 

learning. 
3.  Afford safe and efficient access to and from nearby highway interchanges. 
4.  Ensure a high standard of visual and environmental quality by preserving significant open spaces, 

protecting natural site amenities, and strictly limiting the nuisance impacts sometimes associated 
with light industrial operations. 

5. Create a unified District image through coordinated infrastructure development, site planning, and 
architectural design. 

 
SECTION 1200.   PRINCIPAL USES PERMITTED 
In the T&R Technology and Research District no building or land shall be used and no building shall be 
erected except for one (1) or more of the following specified uses, unless otherwise provided in this 
Ordinance: 
1.  Any use charged with the principal function of research, design, and development of pilot or 

experimental products and processes including research labs, training facilities, and light assembly 
operations as adjuncts to the principal use.  Assembly operations shall be limited to those involving 
premanufactured finished objects and components and shall include only the incidental fabrication, 
machining, or forming of metal, plastic, or other materials as part of product development, 
experimentation, demonstration and repair, or the provision of customized components. 

2.  Data processing and computing centers, and related services. 
3.  Single and multi-tenant office buildings.  Sales as an adjunct to the principal use are also permitted. 
4.  Accessory buildings and accessory uses customarily incidental to any of the above principal uses 

permitted (e.g., child care, food service, and health/workout rooms, and other similar adjunct uses 
provided within a facility which are intended for sole use of the workers of said facility and not the 
general public). 

5.  Uses determined to be similar to the above principal permitted uses in accordance with the criteria 
set forth in Section 1827 and which are not listed below as Special Land Uses Permitted. 
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SECTION 1201.  SPECIAL LAND USES PERMITTED: 
The following uses may be permitted under the purview of Section 1818 by the City Council, after site 
plan review and Public Hearing by the Planning Commission, and subject further to such other 
reasonable conditions which, in the opinion of the City Council, are necessary to provide adequate 
protection to the health, safety, general welfare, morals and comfort of the abutting property, 
neighborhood and the City of Auburn Hills: 
1. Retail business conducted wholly within an enclosed building.  Such uses shall be accessory to the 

principal use of the premises.  Freestanding retail shopping centers and freestanding restaurants, 
including drive-through and drive-in restaurants, shall not be permitted in the district. 

2. Banks and credit unions with drive-in facilities may be permitted when said drive-in facilities are 
incidental to the principal function, and subject to the following conditions: 
A. Drive-up stations shall provide at least five (5) queuing spaces eighteen (18) feet long by ten 

(10) feet wide from each order/transaction station.  The lane containing the queuing spaces 
shall be separate and distinct from other access drives and maneuvering lanes for parking 
spaces.  The queuing space lane shall have a clear width of ten (10) feet and be physically 
separated from access drives, maneuvering lanes and parking spaces with a landscaped 
area eight (8) feet wide with raised curbs on all sides. 

B. Drive-up windows shall provide at least ten (10) queuing spaces eighteen (18) feet long by 
ten (10) feet wide from the window.  The lane containing the queuing spaces shall be 
separate and distinct from other access drives and maneuvering lanes for parking spaces.  
The queuing space lane shall have a clear width of ten (10) feet and be physically separated 
from access drives, maneuvering lanes and parking spaces with a landscaped area eight (8) 
feet wide with raised curbs on all sides. 

3. Hotels, motels, and conference centers provided that the total site area is no less than three  
 (3) contiguous acres, direct access is provided to a public right-of-way no less than   
 eighty-six (86) feet in width, and each sleeping room contains no less than two hundred and 
 fifty (250) square feet of floor area.  

New motels, hotels, and conference centers, or the expansion of existing motels, hotels, and 
conference centers, shall only be permitted in the T&R Technology and Research Districts 
via Section 1830. Planned Unit Development Option.  The decision to approve a Planned Unit 
Development allowing a motel, hotel, and/or conference center, or the expansion of an 
existing motel, hotel, and/or conference center, in the T&R Technology and Research 
Districts shall be at the sole discretion of the City Council, after recommendation from the 
Planning Commission.  An applicant shall not have the right to seek relief from this section 
to the Zoning Board of Appeals.  Motels, hotels, and conference centers approved by the 
City Council in the T&R Technology and Research Districts before February 17, 2020 shall 
be considered legally conforming and subject to the Zoning Ordinance standards and 
conditions in effect at the time of the City approval.   

4.  Nursery schools, day nurseries and child care centers provided the following conditions are  
  met: 
 A. Such facilities shall be located on major thoroughfares with an existing or proposed right-of-

way of one hundred and twenty (120) feet. 
 B. Any area not used for parking in the front yard shall be kept in lawn and landscaped in 

accordance with Section 1808. 
 C. Outdoor play areas shall be in the side or rear yard in the amount of one hundred (100) 

square feet for each child cared for, but at least a minimum of one thousand two hundred 
(1,200) square feet. 

 D. Whenever the school or center abuts a residential district, parking, drop off, and play areas 
shall be screened with an obscuring six (6) foot fence or wall, four foot six inch (4'6") high 
berm with landscaping or a twenty (20') foot wide greenbelt landscaped in accordance with 
Section 1808, or a combination of the above, whichever in the opinion of the Planning 
Commission and City Council achieves the objective of screening and controlling noise 
levels. 

 E. Any other conditions which the Planning Commission and City Council deem  necessary to 
assure that the technology and research character of the district shall be maintained.  
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5.  Multiple family residential dwellings as permitted by Article VI provided that the total site area in any 
one (1) development is no less than ten (10) contiguous acres and no more than twenty (20) 
percent of the total developed acreage within the District is developed for multiple family residential 
use.  The requirements of Section 1700 shall also be adhered to. 

6.  Public, quasi-public, and commercial recreation facilities including parks, golf courses, health and 
athletic clubs. 

7.  Light industrial uses listed as Principal Uses Permitted in Section 1300 when conducted wholly 
within an enclosed building and subject to the Required Conditions specified below in Section 1202 

8. Vertical Take-Off and Landing fields (VTOL), and Heliports shall be permitted subject to the 
following conditions: 

 A. The minimum site size for heliports shall be one (1) acre, unless the location or  
 other circumstances would dictate a smaller site, and shall conform in   
 dimension to the requirements of the FAA. 
B. Any petitioner for a heliport shall prepare a written statement to City Council addressing 

at least the following factors: 
1. Minimum obstructions in the approach and departure area. 
2. Minimum disturbance from noise and desirable location with regard to adjacent 

land use. 
3. Access to surface transportation. 
4. Safety precautions for the control of pedestrian and vehicular circulation in 

relation to the heliport. 
9.  Wireless communication facilities in accordance with the standards and requirements listed in 

  Section 1832, except for co-location applications which are subject to the administrative review 
provisions listed in Section 1832, Item K. 

10. Vehicular evaluating tracks, provided the following conditions are met: 
 A. The track shall be screened from public view in accordance with Section 1808. 
 B. Any outdoor lighting shall be shielded in compliance with Section 1810. 
 C. The noise limitations and other requirements of Section 1807, shall be adhered to. 
 D. Adequate safeguards shall be provided to prevent the trespass of animals onto the track. 
11.  Outside storage of vehicles only when the vehicles are accessory to the principal use of the 

premises. Space for said outside storage of vehicles shall be provided in addition to required 
parking.  Such areas shall be screened from adjacent public right-of-ways and properties with a 
minimum twenty-five (25) foot landscaped greenbelt with staggered eight (8) foot evergreen trees. 
Alternative screening techniques within the minimum twenty-five (25) foot landscaped greenbelt 
shall be at the discretion of the City Council, after recommendation from the Planning Commission.  
Exception:  The Director of Community Development may approve the outside storage of vehicles 
only when the vehicles are accessory to the principal use of the premises and provided the total site 
area is no less than four-hundred (400) contiguous acres.  The vehicle storage shall relate to the 
retrofit, manufacture, or testing of said vehicles.  

12. Free standing sports stadiums or arenas provided that the total site area is no less than one-
hundred (100) contiguous acres and access to the property is provided from both Lapeer Road and 
Harmon Road. 

13. Colleges, universities and other such institutions of higher learning, both public and private, 
provided the property is located on the land bounded by M-59 and Featherstone Road, between      
I-75 and Squirrel Road. 

14. Accessory buildings and accessory uses customarily incidental to any of the above special land 
uses permitted. 

15. Special land uses determined to be similar to the above special land uses in accordance with the 
criteria set forth in Section 1828.  The application for Special Land Use Approval will be evaluated 
on the basis of the following criteria in addition to the requirements of Section 1818.  Will the 
proposed development: 

 1. Have an adverse effect on the ambient noise level for a significant number of   
  people? 
 2. Have an adverse visual or aesthetic effect? 
 3. Adversely divide or disrupt an established community, or divide existing uses? 
 4. Have an adverse effect on areas of unique interest or scenic beauty? 



City of Auburn Hills                 Zoning Ordinance 

 

       

 5. Destroy or detract from important recreational areas? 
 6. Interfere with important wildlife breeding, nesting, or feeding grounds? 
 7. Significantly increase air or water pollution? 
 8. Adversely affect the water table of the area? 
 9. Cause excessive congestion on existing ground transportation facilities? 
 10. Adversely affect the Master Land Use Plan for the area and the City? 
 
SECTION 1202.  REQUIRED CONDITIONS:  
Principal and Special Land Uses Permitted shall be subject to the following conditions, as applicable: 
1.  Building Height: 

Any building over four (4) stories shall require the approval of the City Council in accordance with 
Section 1818.  Any mechanical equipment on the roof of the building, and penthouses on the 
building, may not be more than twenty (20) feet in height.  Mechanical equipment and penthouses 
are not counted as a story for purposes of this Section.  

2. Setbacks: 
 A. Buildings containing office uses, light industrial uses or research-related lab and/or assembly 

operations, or any mixture of said uses, shall be setback a minimum of fifty (50) feet from any 
public right-of-way.  Minimum side and rear yard setbacks specified in Section 1701 for I-1, 
Light Industrial uses shall be observed.  

 B. Buildings four (4) stories or taller shall provide a minimum front, side, and rear setback equal 
to the height of the building.   

 C. Nursery schools, day nurseries, and child care centers shall observe the minimum setback 
requirements specified in Section 1701 for the B-2, General Business district.  

 D. Hotels, motels, and conference centers shall be set back a minimum of fifty (50) feet from any 
public right-of-way.  Minimum side and rear yard setbacks shall be equal to the height of the 
building. 

 E. Public, quasi-public, and commercial recreation buildings shall be setback a minimum of fifty 
(50) feet from any public right-of-way.  Minimum side and rear yard setbacks specified in 
Section 1701 for B-2, General Business uses shall be observed.  

 F. All buildings shall be located at least one hundred (100) feet from any residential 
development. 

 G. All residential uses shall observe the applicable minimum setback requirements specified in 
Section 1700. 

3. Landscaping and Buffers: 
 A. Landscaping shall be provided in accordance with the requirements of Section 1808. 
 B. A minimum twenty-five (25) foot landscaped greenbelt shall be provided abutting public right-

of-ways and private road easements in accordance with Section 1808 and kept free of 
parking. 

 C. A minimum twenty-five (25) foot landscaped greenbelt with staggered eight (8) foot evergreen 
trees shall be provided between residential and non-residential uses.  Alternative screening 
techniques within the minimum twenty-five (25) foot landscaped greenbelt shall be at the 
discretion of the City Council, after recommendation from the Planning Commission. 

 D. For each one (1) story increase over four (4) stories, an additional three (3) feet of greenbelt 
shall be added to the greenbelt required by Section 1805 and Section 1808.  This provision 
shall not apply to the twenty-five (25) foot required greenbelt. 

4. Outside Storage: 
No outside storage shall be permitted, with the exception of outside storage of vehicles as provided 
in Section 1201, Item 11. 

5. Off-Street Parking: 
 Off-street parking shall be provided in accordance with Sections 1804 and 1805. 
6. Cross-Access Interior Drives: 

Cross-access interior drives, or drives that will allow vehicles to move from one site to another 
without entering the frontage street, may be required. 

7. Off-Street Loading: 
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Off-street loading space shall be provided in accordance with Section 1701, Item p and Section 
1806, with the exception that office uses shall provide paved loading space at a ratio of ten (10) 
square feet per front foot of building. 

8. Performance Standards: 
 All development shall adhere to the Performance Standards specified in Section 1807. 
9. Protection of Natural Amenities: 
 Natural terrain and amenities shall be protected and preserved to the greatest extent possible. 
10. Site Plan Review: 

Site plan review and approval is required for all development within the District in conformance with 
Section 1815. 

11. Freestanding Lighting: 
Freestanding light poles shall not exceed forty (40) feet in height and lighting shall be shielded onto 
the site so as to not become a nuisance to adjacent areas. For purposes of clarification, the height 
of light poles illuminating outdoor recreation facilities permitted via Section 1201, Item 6 may 
exceed forty (40) feet in height at the discretion of the City Council upon Special Land Use review 
and approval of said use. 

 
SECTION 1203.  AREA AND BULK REQUIREMENTS 
See Article XVII, Schedule of Regulations, for additional requirements limiting the height and bulk of 
buildings and not in conflict with this Article XII. 

(Amended: 3-06-00 per Ordinance No. 658) 
(Amended: 11-11-02 per Ordinance No. 712) 
 (Amended: 10-06-03 per Ordinance No. 726) 

(Amended: 6-26-17 per Ordinance No. 894) 
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