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uburn Hills

| Introduction

Community . . .
Village . . .
Neighborhood . . .

What is it about these words that ereate a sense of warmth and security when spoken?

‘Throughout history, the innate desire to belong, to be a part of somecthing has remained strong. As humans, we are
instinctively drawn to groups; we have lived in tribes, feudal villages, neighborboods and communities. As technol-
ogy expands our world and creates increased isolation, we are again searching for the sense of belonging to a
familiar, cohesive group, returning to the desire to live and raise our families in small towns and villages.

Our aced for community has caused the recent rebirth of the Village. Communities ke Seaside and Celebraton
are being developed. Towns such as Clarkston, Plymouth and Royal Oak are growing in populatity, Villages and
towns that offer amenities such as a focused central area thar integrates various aspects of everyday life (homes,
shops, workpiaces and civic areas) to draw residents and visitors have successfully created a well-developed sense
of community. :

In June of 1998, the City of Aubuen Hills comemissioned the team of Palladia, Gensler, Becbe and Barton-
Aschman to take on the task of revising the original 1993 “Downtown Planning Concepts and Master Plan”, The
team’s charge was to “find a practical, financially feasible means of creating a true town center” that will create “a
sense of place to successfully encompass the community as a whole”,

Upon researching the history of Auburn Hiils, interviewing residents and local business owners and reviewing the
parameters set by the City Council, the team began to design a new Neighborhood Village Plan that would restore
the histodc sense of cormmunity and create the “heart and soul” of a village, This focus would promote a “sense
of place” and give people a comaon identity to strengthen the “civic pride” of the residenss and business ownets.

Alrhough the City of Auburn Hills is currently thought of as a suburb, it has histerically been a self-sufficient, viable
village with all of the amenities needed to live; homes, shops, parks and civic areas, workplaces and government
tacilities. The development of the Auburn Hilis Neighborhood Village Plan creates the oppormnity o bring
together the public and private sectors to build the “sense of place” thar both the individual residents and the City
as a whole desire, restoring the historic sense of community to create a physical as well as an emotonal “home” for
both residents and business owners,




Adaster Planning Process Overview Aethodology

Although no two cides are alike and no two commuaites are the same, the fundamental process for creating a new
MNeighborhood Village Master Plan is very similar from one locadon to the next It s impormant though to point cut that
no master plan concept is valid unless a process of community consensus and economic reality creates it. The process In
which this master plan has been developed includes:

2 Dar Gathering = Analysis

2 Conceptualizaton = Refinement

As set forth in the master planning process, the information and recommendations that have been compiled were
reviewed, additions or changes were made and directions were confirmed in a series of refinements with the City of
Auburn Hills along with inpur from the community. This iterative process has kept the design tearn and the City of

Aubura Hills in constant touch with the “reality” of the communitys needs, desires and financial resoucces.

Dara Gathering

Ar the start of the process, it was necessary to assermble various categories of dam such as physical site data, external
physical site daca, area marker data, preject economics and community goals and objectives.

Analysis — Physical Dara
Existing facilites, infrastrucrture, vehicular patierns, pedestrian circulatdon, positive and negarive environmental conditions
and development constraines have been anaiyzed within this master plan process.

Analysis — Marker and Economic Data

I the new Newwhberhood Village Plan must include non-governmental uses and facilides, it is important to propose an
array of appropriate uses, estimate the porential market demand for such uses over time and establish a preliminary
program for development.  Area demographic patrerns, disposable income patterns, household iaformaden and sizes,
business awners, as well as a list of poteatial land uses or facilides, which are to be considered for development oppor-
runiiies, have been derived from this analytical data.

PalLamis Sensier Kawe Beebe Associares Barton-Aschman
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Following a review of existing competitive facilies in the areq, recommendations of capture rates have been
researched for the vardous uses, resulting in an estmare of supportable space for various facilities ar the new
Neighborhood Village site and surrounding area,

Analysis - Project Economics

As the development of the market analysis progressed, the design team along with the ceonomic consulrant
anaiyzed the availability of funding sources and explored a variety of alternative funding sources, which would
include private and public funds.

Analysis — Community Objectives

Through the use of interviews and town hall meetings, the goal of the design team was to gather inpur and open
a broad range of discussions. These focused on certain specific topics, including but aot hmited 1o the natre of
the existing village and its relatdonships and funcians in the community as a whele,

Briefing Summarization

Once the above information was assembled, it was compiled in a “Briefing Summarizadon” which became the
toundadon for the information discussed via the Town Hall Meetings. The overall purpose of this informardaon
was to provide a conuise and convenient base of reference marterial of existing conditions withia the COmmunity.

Conceprualization - Town Hall Meerings

The “Town Hall Mectings™ were the primary method of encouraging commurity wide public participation in the
design process, The purpose of the meetings was to generate a highly organized, well-prepared sedes of activides
occurring over a refatively brief period of time. These Town Hall Meetings were formulaced as:

* Town Hall Meeting 1 - Introduction and Exdsiing Conditionr
® Town Hall Me eting 2 ~ Posential Uses, Tmage, Identiny, Denszry
® Town Hall Meeting 3 ~ Preliminary Master Plan Alternatives
* Town Hall Meeting 4 — Revived Neighborbood Master Plan

Refinement

The results of the Town Hall Meetings formed the basis for a final master pian design in which the optmum
design alternazives have been developed, refined and presented for review, At this point, the feedback and sugges-
tions from the City of Auburn Hills were used to guide the design process toward a final Neighborhood Village
Plan stategy,




dmplemenration Strategy 9
Upon further refinement of the Neighborhood Village Masrer Plan into a final form, economic suraregies were
developed into areas that are more definnive. The economic implementaton straregies can vary for the numerous
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aspecis of the plan, depending on the level of public and/or privare participadon. As the ecopomist investigar
vast number of economic implementden scenarios, each was evaluared as part of the averall process in the develop-

ment of the Neighborhood Village Master Plan.

As a result of this communaity wide open process methodology, the Neighborhood Village Master Plan secks 1o
create a piace where the various aspects of everyday life, including living, shepping, working, communiry and civic
enterprises are integrated rather than separated. Proper arganization and integration of muldple uses results ina
dynamic envirenment that can become both self-sufficient and secure. Such a place would quickiy develop a

positive, exciting image and identry for the City of Auburn Hiils.

The Avburn Hills Neighbothood Village has been master planned 1o be morte than just a cohesive arrangement of
buildings and public space. It seeks to serve the community in a greater more meaningful wav. [t eavisions 2 grand
setting in which people can gather, interact and share experiences. A vilage well rcomembered as. 2 special place™.

PairaDta Bansisr Kate Beebe Associates Barton-Aschman
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10 Site Information

In development of a neighborhood master plan, it is imporrant o obrain information regarding the characreristics
of the project area, The following secton summarizes the information researched and colfected during the data-
gathering phase of the Master Plan process.

Dhuring the dara-gathering phase, the following informarion was obeained from City and Counry archives, varicus
governmental departments and City-employed consultants. The data was collected and analyzed o help the design
tearn and the residents of Avhurn Hills understand the physical, economic and social forces that affecr their
neighborhood.

History

. 5 =
il S I te i n fo r m at i 0 n Auburn Hills was first setded as “Aubura” in 1321, by a squatter named Eljah Thornton. The first landowner and

permanent settler was Aaron Webster who came to Auburn to build a fumnber mull by the Clinton River. Upon his
Hisfory death, Fbenezer Smith purchased the mill. Dring this dme, Auburn was also known as “Smith Mills”.

In 1826, the Village of Auburn was established. By 1830, the village had grown to 300 residents and 30 buildings.
In the carly 1830%, a rivalry between Pondac and Auburn ensued due to the prospect of a newly proposed prison
and railroad connecting Detroit with the northern areas, Eventually, Pontiac won the bid for the railroad and
Jackson becamne the location for the prison. This caused a decline in residency and by 1836; the Auburn Post
Othice closed, followed by several other businesses,

In 1880, Auburn reapplied for a post office. However, due to another claim for the name of Auburn, a new name
was chosen: Amy. Upon its acceprance, the new post office was approved and John Morrs became the new
postmaster. Tiven so, by 1883, the population declined to 80 residents,

By 1902, the rilroad finally came through Amy and growth had begun again. In 1917, the Michigan legislanare
renamed the village as Avburn Heights. Growth cantinued through the mid-1930%. A second decline began in the
mid 1930’ and continued through the 1960%,

Currenty, major corporations, such as Daimiber-Chrysler and Volkswagen of America have located in this area and
are viewed as premiere corpozate business residents, while a substantiz] retail market has been Hourishing with such
projects as the new “Grear Lakes Crossings Entertainment Center”, Additionally, Auburn Hills is home to the
acclaimed sports/ enrertainment venue, the “Palace of Auburn Hills”

. Td'ﬁm Approxe. 1900, Sawwill af Ay




The City of Auburn Hills s growing at a steady, bur rapid pace, However, through all of its accompiishment:
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Hegional Location

Area Analysis

The City of Aubura Hiils occupies 17.5 square miles in mid-Oakland County, located east of the City of Pontiac
and approximately 30 miles north of Detroir. In fact, the Oakland County governmental agencies are )

=

this central area,

Several regional ransporation routes for Southeastern Michigan weave through the City limits. This provides casy
access for residents and visitors to the numercus employment, shopping and civic facilities found in the surround-

ing areas. Interstate 73, M-59, Lapesr Road, University Drive, Auburn Road and Squirrel Road are some of the
major vehicular transpottation routes found in the Aubern Hilis area. Prior ro the development of the metropoli-
w@an arez freeway system, Avburn Road was 4 commercial corridor for local businesses, conneeting Pondac, Utica
and Mt Clemens. These older business strips still maintain this fand development pattern of the ocal service

businesses, convenience stores and restancants,

Following the construction of rthe 1-75 and M-59 freeways, the newly incorporared Auburn Hilis became a pre-
micr location for major business development in the region. New business parks located north of the traditional
acighbothood, along the Interstate 75 frecway,

The Grand Trunk Western and rhe Pontiac-Oxford Northera Raflways run throuh the southern and aorthern
¥ &

portons of the city, respectively. Aubarn Hills is also in close proximity to both Detroit Metropolitan Airportand

Oakiand Internardonal Alrport.

Numerous empioyment opportunities exist in Auburn Hills, Corporations such as the Draimler-Chrysler Technol-
ogy Centet, Comerica Operations Center, Electronic Data Systems (EDS), ITT Automotive and Volkswagen of
America are located within the City limits. This helps to make the Pontiac-Auburn Hills atea the largest employ-
ment area in Oakiand County,

Also located within the vicinity of Auburn Hills are two large sports and entertainmens venues {the Ponnae Silverdome
and the Palace of Auburn Hills), Great Lakes Crossing (a 1.4 million square foot shopping and entertainment
mecca) and two higher education facilities (Oakland Community College and Oakland University).

The village of Auburn Hills begias at the intersection of Auburn Road aad Squirre! Road, continuing east and west
from the Clinton River o the Grand Truni Western Railroad tracks. This area is considered the histodeal cenzer of
town, although its proximity within the City is locared in the southern porton of Avbura Hills,




Area Analysis Legend:

Fo liburs FI Civie Conter

2 Chrysler Corp. Tech, Center

3. Dedpid Automotive Syctems

4. Oakland Communmty Colloge

3. Qakland Technolsgy Park

6. Oakband Universizy

: STEALING
R

: Jﬁf R __ ' _' : 7. Palace af Asburn Hilly

8. Pondiae Dowmtonn Area

9, Pontiae Silverdome

10. 'olkswages of North ~America

- LIVORIA

Reglonal Travel Distances.
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Zoning
Land Use

Z oning Map

The project study area is zoned rimarily as single-family residendal. There are pocket areas of low-rise, muitple

tamily zoning near the major roadways. Two mobile home parks are situated within the northern portion of the

village, along Squirrel Road,

The majority of Limited Business, General Business, Light Industry and General ind ustry zoning classifications are
concentrated along Auburm Road. Squirrel Road has a limited amount of these types of uses locawed near the
Auburn Road intersection.

Land Use Map

The Land Use Map indicates that the majority of the land is currently being utilized according o the City of
Auburn Hills Zoning Map. ‘The majority of the housing is locared along the outer edges of the area, while the
comimercial and industrial areas are concentrated maore in the center, along Auburn and Squirrel Reads,

Some vacant land exists along the northern edge of the site, as well as near the cenrer of the study area, providing
the potential for in-fill development.

The project area contains three aty parks. Two, Riverside Park and a “tot lot”, are located within the Viilage
Cenrter. The City’s Recreation Department recently purchased twenty-five actes for the new Commuaity Park,

which will be located in the northeasrermn pottion of the project area. The department has been working on a
pathway system to link the residential areas to the recreasion system and to the Village Center.

The Village Center is zoned General Business along the major transportaton routes, with R-3 and R-4 residential
zones occurning north and southeast of the business district, Light and General Industrial zones exist to the
northeast and southwest of the Neighborhood Center. Riverside Park is locared in the flood plain that lies west if
the Village Cenrer.
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Flood Plain
Traffic Analysis

Fiocod Plain Map

The fioed plain for the Clinton
Fiood Plain Map represent the 1W0-ye
constriction allowed in these areas. The lighrer arcas represent the 500-y

ar fiood phin boundary, Many municipalities kmit

limit development, bur to a lesser extent,

;
Hidi4
! HEIU Y RINPYH
H
4
b4
z
IONET
;
|» B
LY
3OAD "
ZONES | 20ME 3
e i :
Rl [ SHE Al ; i .
e OreE 8 o -1 }.g% T ey ’
? 20NE B Y 5. aeET g
= GlZ™ 550 e T . .
. 3
. 77 -
Ry, o
%b “RMIA L
4 -
., . ;
:
_ - ’ . 20NE B %,
{. i a5 SUVATE RRIDGE TRkt - .
zomen < reE
: .,aﬁ'_’“ LT
=
TONEC B !
!
I
- y P
CORFORATE LTS - - - o

iver dominates farge portions of land along its banks. The darler areas an rhe

the size and tvpe of

ear tlood plain boundary, which may also

ELY QA

ZONDEH SN A TRINY

~

s

‘FiRM

' ILG0D MSIRAKET HIFE MAP

L PIREL 4 0y

LAUNUNETY FANEL HUM3ER
50163 U015 4

P LEIYE GATE
Y 16, 513




Traftic Analysis

Barten-Aschman Associates, Inc. of Michigan prepared a traffic assessment of the proposed road svstem for the

» = ]
Neighborhood Village Plan revision. The traffic assessmenr inciuded a review of existng conditons, review of
£ < & >
committed and planaed road mprovernents in the study area, projections of future waffic and an analysis of the
proposed modifications of the streer system to accommodate the Neighborhood Village Plan. The study area is
generally hounded by I-75 o the west, M-39 o the north, Adams Read to the cast and Scuth Boulevard to the sonth,
= B b $3

Existing Condiions

Auburn Road is an easewest artedial through the project study area and is under the jurisdiction of the Michigan
Deparument of Transporation (MDOT). Tt is a swo-lane, two-way roadway (40-mph) east and west of the Village
Center but changes to four lages { 30-mph) from Squirre! Road, east through the Village Center to Grey Swees. Anat
grade rail crossing for the Grand Trunk Western Rajiroad (GTWRR is located east of the Village Center and west of
Adams Road. Within the study area, traffic signals control the major intersections of Auburn Road with Squirre] Road
and Adams Read. Aubura Road is planned to be turned back to the Road Commission for Cakland County, with no
firm schedule for it ar this dme.

Seuirret Road is a north-south, two-lane toadway in the study area with widening at key intersections (Scuth Boulevard
and Auburn Road; for increased capaciry. Sequirrel Road is under the jurisdiction of the City of Aubuen Hills, North
of Avubura Road, it turns easterly and then nertherty again, with the latter turn being sharp, resulting in reduced capacity.
oquirrel Road passes over M-39, with no current access to M-592; north of the freeway, the road becomes a six-lane
boulevard with a 45-mph speed limit. Traffic signals control the major intersections of South Boulevard, Auburn
Road, and Hamlin Road (north of M-39). An at-grade rail crossing for GTWRR is locared on Squirrel Road south of
Auburn Read. The speed limit is posted as 35-mph south of Auburn Road and 30 mph aorth of Aubuen Road. Tabie
I shows available daily mraffic velume on area roadways,

The primary intersection of the Neighborhood Village area is the Auburn Road/ Squitrel Road intersection. There-
fore, weelday traffic turning movement counts were made ar the ntersection o determine the “Level of Service”
using the exsting intersection geometry and sipnal operation. The traffic counts were made during the morning and
afternoon peak periods on Tuesday, MNovember 5, 1998, Detailed informanion an the counts is conmined in the
appeadix. The peak hours for the intersection are berween 70 AM. o 8:00 AM, and 443 PM. o 5:45 B a
summary of the movements for the peak hours is shown in Table 2.

The graffic volumes indicate the Squirrel Road traffic is more directional by time of day than is the Auburn Road traffic
(i.e., in the morning, southbound waffic is the predominate movement, while the reverse is true for the afrernoon) Also
notable is thar cermin movernents are oy due o dheir being accomplished via other routes, In partcular, the south-

Table 1; Traffic Volnmeeson Area Roadw ays

Roadway Year Daily Volume
Auburn Road at Squirrel Road 1998 15,600
Squirre! Road af Auburn Road 1998 13,200
Adams Road at Auburn Road 1995 14,300
M-39 casr of Interstare 75 1997 75,200
Interseate 75 south of M-59 1997 131,000
Opdyke Road sourh of Auburn Road 1993 26,200

Table 2: Aubury and Sguirre! Road Intersection i eckday Vilum es

Movement Approach DPercent of
Peak Hour | Approach Right | Through Left Total Total Approach
700 ~ 8:00 | North 135 49¢) 10 635 319,
AM. East 5 340 135 480 23%
Scuth i) 315 105 550 26%
VW est 100 245 55 400 20%
Intersection Total 2,045 100%%
4:45 - 5:45 Neorth 920 440 35 565 22%
P M. Fast 25 315 120 460 18%%
South 160 6065 o0 915 36%%
West 130 380 85 595 244
Intersection Total 100%%

Parcapia Samzlar Kate Beebe Associates Barton-Aschman
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Traffic Analysis

|

bound Squirrel Road left rurns and westhound Aubura Road right rurn movements are low, as many drivers are using
Grey Street berween Auburn Road and Sauirrel Road for these movements.

[t was aiso noted that during both peak periods, the traftic volumes on Squirrel Road are higher than on Auburn
Read. However, on a dafly {24 hout) basis, as noted in Table 1, traffic volomes are higher an Auburn Read,

Ananaiysis of exisuag conditions at the intersection was performed to identify how well the intersection setves the
tratfic demand. The analysis was completed according to the methodologies published in the Highway C _apacits
Manual. The analysis determined the “Level of Service” of the intersection. “Level of Service” is based on factors
such as number, width and type of lanes; signal dming; traffic volumes; and pedestran acdvity. Levels of service
{(LOS) are expressed in 2 range from “A” through “F7, with “A” being the highest level of service and “F” represent-
ing the lowest level of service. Table 3 shows the thresholds for Levels of Service “8° through “F for signalized

intersectons.

Currently, the traffic signal controlling this intersection udlizes the “Sydrey Coordinated Adaptive Traffic System™

(SCATS), which moaitors traffic and continuousiv adjusts traffic signal timing to provide the most efficient operation,

i

Table 4 summarizes the capacity analysis results for the exisdng conditions at this infersection,

As seen in Table 4, the intersecdon cperates at high overall levels of service, operating at an overall LOS “B” in the
morning peak hour and an overall EOS “C” in the afternoon peak hour. ‘The only problem noted was the long queue
(backup) experienced on northbound Squirrel Road app waching Auburn Road in the afrernooa. This is a short-lived
problem and could be alieviated with the installation of a separate northbound dghe-turn lane. The right furns
currendy comprise a significant proporton (20 percent) of the combined through/ right fane. Increasing the length
of the northbound lefe-turn fane would also improve the operadon by rernaving the lett cums trom the through lane
as quickly as possible.

Transportagdon Improvement Plans

The Michigan Department of Transportation (MDOT) has planned improvernients for M-5% ar both Squirrel and
Adams Roads. A new interchange will be consirucred at M-59 and Squirze Road. The exisdng M-59/ Adams Road
interchange will be relocated Ffurther cast of the new Squirrel Road interchange. Once completed, the nterchanges
wili have the configuration shown in Figure 1.

The two interchanges will not be completed simultaneously. Funds have been appropriated for the conseruction of
the interchange at M-59 and Squirrel Road. The final stage of right-of-way acquisition for the Squirrel Road inter-
change was occurning at the time of the development of the Neighborhood Village Plan. Construcdon of the

i




interchange i3 scheduled o begin in 1999 and will be 2 ewvo-vear construction project. Squirret Road wall be a four- 15
= i X o . . . - . B i . 2. s  Cors s s s ) e .

lane boulevard that wilt tie in with the existing Squirrel Road Boulevard north of M-39. The boulevard will extend Lable 3 Level of Service Criteria for Signalised Intersections

southward to the Clinton River, where the road will merge to match the existing twi-lane roadway. The high-

capacity boulevard is intended o provide efficient movement to and from the freeway for the major traffic genera- Level of Delay/ Vehide
tors north of the freeway, such as Daimier-Chrysler Corporation. A loop ramp in the southeast quadrant of the Service {seconds) Descripdon
interchange will provide freeflow movement for the eastbound M-59 watfic destined o the north. A < 5.0 Most vehicies do not stop at all.
> erchange relocadon project is not funded at this time. Two of the existing Ads s z 5 . - Tam Foor S S A
The Adams Road Interchange rek »n project is not funded ac this dme. Two of the existing Adams Road ramps B 51 ta 15.0 More vehicles stop than for “LOS A”,

are In close proximity to the new Squirrel Road ramps and would adversely affect the new ramps at Squirrel Road
due to inadequate weaving area. Conseguentiy, wo of the Adams Read ramps will be removed at the time of the

Squireel Road Interchange construction. The two ramps are those nearest Squirtel Road, specifically, the eastbound - 130 250 fhe number of vehz.clcs StOPng 's significant, although

M-59 off-ramp and the westhound on-ramp. many pass through without stopping,

The relocaton of the Adams Road interchange 10 the east will provide sutticient distance from the Squirrel Road D 251 to 40.0 Many vehicles stop. Individual cycle failures are noticeable.

interchange to avoid adverse impacrs. The relocated Adams Interchange wili provide for all movements to and from

the freeway and will do so more efficiently and sately than the existing interchange. B 40.1 to 60.0 Considered to be the limit of acceptable delay. Individual
cycle failures are frequent

Farure Traffic Projections

Available traffic volume projections for the area roadways were obtined and 2 summary of the projections for the E > 60.1 U nacceptable defay.

year 2015 s shown in Table 5.

Table 5: 2015 Traffic ¥alum e Projeciions . . o Ce . o
- Table 4: Summary of Anbura/ Squirrel Road lntersection — Eegsting Traffic

Roadway Peak Hour Daily curce AN Peak i DM Poar T

Squirrel Road, Auburn 1o M.39 1,850 14120 TMDOT : e o L TERE o
Approach Delay Level Of Service | Delay | Level of Service

Auburn Road, Squirrel to Adams N.A. 18,900 | SEMCOG/ HRC* Gverall 134 B 18.1 C
Nor: 9.0 5

Adams Road, Auburn to M-59 1,920 15,800 | MDOT North >0 B 5.5
South 10.1 B 18

M-39 east of Interstate 75 101,720 08,400 MDOT Fast 19.4 C 22

. . N ~ . ) . West 6.9 22
M-39 cast of Interstate 73 NUAL 92,500 SEMCOG/ HRC* © 16 - c
| Delay: Average stopped delay per vehide in seconds.
* *Environmental Assessmenrt for Aubuzn Road Bypass”, Flubbell, Roth & Clark, Indyly, 1997, p. 4

PariabDia Genslar Kawe Beebe Associates Barton-Aschman
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Site Analysis

Sire Analysis

The area of study for the Neighborhood Master Plan is located in the sourhern portion of Auburn Hills. 1t is
bounded on four sides by major transpoctation roures: M-39 to the north, South Boulevard to the south, Interstate
75 w0 the west, and Adams Road to the east. These roads provide a natueal boundary for the study arex, creating
the proportions of an ideal village area of 2 oae-mile radius. Planning experss agree thar a one-miie radius is the
optmum size for a walkable, mixed-use communizy. The typical neighborhoed is made up of a commercial core
with various housing types, employment opportunities and public space surrounding . This particutar area of
Aubura Hills is a perfect base from which to begin the redevelopment of the neighborhood village.

There are two major cross streers, Auburn Road and Squirrel Road, which divide the project ares into four
quadrants. The center of the neighborhood is located ai the intersection of these rwo streets. Historneally, the
“Public Square™ of Auburn Hills was slightly east of this intersection (see historical maps on page 11).

There are four potentinl entrances to the area: north and south on Squirrel Road, as weil as east and west along
P q >

Auburn Road. Fach of these offers an opportunity to creare a gateway into the neighborhood. The most

prominent “gateway” is frem the aorith on Squicrel Road, due w the new M-59/ Squirrel Road interchange.

Auburn Road, which intersects the site rom east west, 13 the commercial and industrial corridor of this neigh-
bothood. Unforwnately, many areas along this corridor are underutilized. There are numerous vacant lots,
deteriorated buildings and a poor mix of uses, such as the cement phant and steel distriburor iocated along Aubura
Road, very near the village center. Opportunitics exist far the redevelopment and expansion of the commercial
uses along this route, thus improving the appearance and wiability of the corridor and wWtmate? , the neighboe-
hood.

Some commercial and light industrial uses are locazed along Squirrel Road, but not to the extenr of Auburn Road.
There is some potendal of expansion in this area, but Squirre] Road still maintains a stronger residential character.

An old landiil is iocated in the most nerthwestern potdon of the neighborhood, neat the intersection of 1 72

and
M-39. Due to this area being considered a “brownfield”, the potential tor redevelopment as light mdustrial uses
is possible.

Grey Road is primarily a residential streer, but due to its connection to borh Auburn and Adams Roads, it s being
utilized as a shortcur around Squirrel Road o Adams. Many residenss along this streer would like to see this
connection erminated.
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The Grand Trunk Western Railway bisects the site from east to west. Currently, the rallway is being considered for
abandonment. It is uncertain where this will lead; though our research with the community indicares there 15 a
strong consensus for the rail system to be converted into a tall system for recreadonal use. This is consistent with
the proposed extension of the park system encompassing the village area and serving the surrounding residental

Arsas.

This ncighborhood arsa of Avkbarn Hiils is located within the Avondale School district, which is a highly respected
educadonal system. Consequently, this aren 15 densely populated. The nerdhwest guadrant has the oldest housing
stock, located along one of the oldest residential streets: Churchill Street. The southern gquadrants are built-up as

much as the histone Chu d. However, the northeast quadrant is underudlized. This area has the

pateatial of in-fill housing in order £ increase this residentdal area from what currendy exises.

There are three parks iccared within the study area: Riverside Parle, a “tot lot” and the new Community Park
Riverside Park follows the Clinten River west of the village aven. It includes a play structure, canoe launch and o
covered pavition. Grills and picnic fables are locared throughont the park,

The “wot lot” is located east of the acighborhood center, along Auburn Road. Tt is also the location of the
“MOMS Memorial”. This memeorial honors the men and women who served in the armed forces duting World
War 11.

The City purchased swenty-five acees of park in the northeast quadrant of the study azea. The Clinton River muns
through the middle of rhe park. Currenily, the City is asking for input from the cidzens of Avburn Hills for the
development of the site.

The Chinton River is a dominatng natural feature, which runs through the center of the neighborhood. As stated
carlier, it passes through Riverside Park, providing outdoor recreation and pleasant views for the residents and
businesses in the area. The dver continues northeast w the new twenty-five acre Community Park, providing a

bl
]

potential recreation ink trom the parks to the downtown.

The neighborhood has three historic structures, ail of which have been renovated and are currently in use for
commercial and residendal purposes. There are two residendal structires and a “log cabin”. All of these structures

couid be moved o other parts of the neighborhood o provide new areas for redevelopment, while sdill mainzain-
ing the historical significance of the structure itseif.

The tepography of the aren varies from 93 1o 840 above sea level. The highest elevadon occurs at the intersec-
don of 1-75 and M-39. The lowest areas are along the banks of the Clinton River. Generally, the topography for
the area can be characterized as rolling hills,

Pariabe Bansler Kate Beebe Associates Barton-Aschman
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Economic Factors
Demographics

The tollowing sections present a summary description of economic factors, which impact the village area and
Neighbothood Master Plan. This summary of results, derived from the analysis of the exsting conditions re-
scarched, inclirdes the following:

2 Sutvey analysis of project area.
¥ Local development condirions
#  Interviews with owners, operators and developers of factiites that play a major role in the

economic base of this project area.

Interviews with the Office of Fconomic Development were conducted. A review of the City’s assessment informa-
don, Tax Increment Financing Avthority and annual budger was made o develop a better understanding of the
communy’s economic base and financing capabilities, Additonally, a demographic profile of this community has
been developed in order to comprehend the characeetistics of the Ciry of Auburn Hills population.

Demographics

The freeways, as a man-made boundary, reinforce the ncighborhood that surrounds the Squirrel Road and Auburn
Road intersection. This area contains approximately 6,350 peopie. Sub-neighborhcods within include Adams
Ridge, Hunt Ciub, Avburn/ Churehilt, Forester/ Jotham, Slocum/ Nichols, Caroline/ Marg, Wiliamsburg and
Chestnut Hill.

Figure 1 shows a comparisen of the demographic profile of the study area o the Ciry of Auburn Hills as & whole,
The neighbothood contains approximately one-third of the Ciry’s population. While there is a refatively high
percentage of renters in the community, it is less than the City’s proporticn of nearly fifty percent, A review of the
Assessor’s records indicates that the bousing values in the Auburn Road Neighborhood have increased an average
of 9.4 percent, compared to 13.5 percent in the City over the last three years. Median household income is solid
at $45,157, close to the Ciry’s median of $46,368. The neighborhood has an oider population, with a median age
of 32.4, compared to the City’s 29.2 years of age.

Future population projeciions based on current zoning and land use patterns, show the Auburn Road Newghbot-
hood should increase by nearly cight percent over the next five years. Atihe same time, median income is expecred

to grow neariy 13 percent to $50,934 for the same petiod, Figure 2 shows projected changes for the communiry:

Household income for the Auburn Road Neighborhood and the City of Auburn Hilis are compared in figure 3,
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Auburn Road City of 30 Households by Lucome
WAL 1 b
Neighborhood Auvbura Hills
Populaticn 6,331 19,005 Auburn Road |
8% T
Total Househaolds 2,665 i Hless than $15,000 ]
Owner O CCL.piCL]z /0 i [[H515,000 - 34,993 !
Renter Oceupied / 33% | L3$356,000 - 842 808 |
Percent Change in Value 997-1998) 8,365 i 360,600 - 392,999
) ; B|$100,000 +
Median Household Income $45. 157 546,368
Medinn Age 32,4 years of age 29.2 years of age City of Anbrern Hitl
Race and Frhnicity - ;
\1:_(., . o 939 330 OJLess than $15,000
niee HoN0 eI R
- &R -
Black 40 128 i;,;’ggs ijgsiz
. . . . ey - . O y - pa,
Astan, Hispanic, Orcher 7% Q%

[1350,000 - $89,299
£100,000 +

Figure 20 Denmographic An alysis Over Tim e

Projected | Percent Change
1999 2003 1998-2003

Population 5,367 6,351 G, 835 T.6%%
Total Households 2,166 2,005 2,923 9,79

Percentage Owner Occupied 9% 67% 56, <158

Percentage Rencer Oecupied 31% 339 34, 3.0%%
Haousehold Size 2.48 2.38 2.34 -1.6%
Median Houschold Income 333,415 845,157 501,934 12.8%
Median Age 304 vears | 3Z.4vears | 332 VEars

DAl A & Kate Beebe Associates Barton-Aschman
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[ ocal Business

Local Business

As a part of this study process, a survey of local businesses was conducted and meetings were heid with the local
business operators to betier undersrand their issues, Figure 4 shows an inventory of rhe businesses ocated on the
Auburn Road and Squirrel Road frontage in the study area.

Figures 5 and 6 provide an analysis of the business types in the colnmunity. Most are construction-relate
reflecting the neighborheod’s proximity to new growth areas in Oakland County and the relatvely low occupancy
cost of business frontage in thisarea. A large percentage is also company oftices and business services. Only seven
percent of the businesses are in traditional retail use, with most retail entities now located in newer malls. There are
eight restaurants, making the lecation a center for lunchtime visits by neighboring business employees.

Customer types identified by the local merchant’s show that most businesses are destination-oriented, which means
that the majortity of their customers come From areas beyond the immediate neighborhood. About seven percent
are drive-by businesses and nine percent can be descrbed as providing an amenity for adicent neighborhood

resturants,

The Design Team met with local business operators on September 15, 1998, who identified the following issues,
refated o their location in the neighborhood.

®  Of the business owners who attended the meeting, approximately 70 percent have been at
their current location for ten years or more.

= The highest volume of business occurs between 11:00 2.m. and 2:00 p.m., followed by
4:00 p.m. to 7:00 p.m. There is licle activity after 7:00 pm,

®  In general, business is good and improving. However, the retail establishmenis and, o an
extent, the restaurants are not doing as well.

* The principle competifon is located greater than two miles away: maose of which is in the
Pontiae, Utlca, and Rochester areas.

" 85 percent of the business owners stated that their customers come from greater than
rwo miles away.

& Most of the business owners cited Auburn Hills as an advantageous location, as their
businesses are both close to the expressways and easily accessibie. They are also in close
proximiry to Oakland County offices and receive increased business as 2 result,




s The retail and personai service owners see a need for more residents to be locaied in the

“one to rwo mile service area”,

and activides,

= (Ot the concerns addressed, image seems w0 be the chief problem. 85 percent of the business

owners feel thar Auburn Hills currently has a poor image.

v
Een 1, spurm
it Tozheoing:

R "B District

#  Many feel that parking is an issue, cspecially on the south side of Auburn Road and along the ooy Urais

frontages of both Auburn Road and Squirrel Road,

= Security is not an issue for most of the business owners,

= Most of the business owners waorld like to sce mmproved soad fronrage

sidewalk treatment.
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Market Area
Competitive Factors

rolinG
Finf T

Fioure 7 One and

Cware Crve Aile Radius..

Marker Area Characteristics

The market area for the neighborhood is shown in Figure 7. The one-mile radins ring, for neighborhood amenicy

retail closely relates o our study area. The five-mile rag shows the farger market aren that is looked at by major
retailers when making 2 decision to iocate a business in the arez.

Potential purchaser types were identified for the one and five-mile areas using L15. census dawa and an analysis of
demographics prepared by CACL a nadonaliy recognized specialists in retaid demographic analyses. The following
table describes the market area characteristics, using these sources of information. The identfication of porental
customer types is helpful for planning future commercial developmen:. This information is put together with a
retail spending report for the target area and a survey of compering commercial estabiishments is conducted o
make recommendations regarding possible business types which might be interested in locating within the area.
An analysis of the neighborhood demographics indicates the following customer types are dominaar in our one
and tive-mile market areas. “Base %" indicates the percentage found in the general population in urbanized areas,

The Market Area Characteristics analysis shows the Auburn Road Neighborhood is deminared by older, settled,
married couples; young, single, wotking people and frequent movers.

Murker Area Characteristics

One-Mide Five-Mile Base
Customer Type Neighborhood | Neighborhood | Perceatage
Weaithy Suburbanites 0.9% 4.8%% 2.5%
Successful Suburbanites n.0 20.6% 2.5%.
Older Settled Married Couples 31.3% 3.2% . 4%,
FEnterprising Y oung Singles 35.1% 9.1% 3.0%
College Campus 0.0 0.8% 1.3%
Young Frequent Movers 32.6% 2.4%, 3.2%
Newly Formed Houscholds 0.0 6. 1% 5.9%
Low Income: Young & Old 0.0 8.9%, 2.3%%
Distressed Neighborhoods 0.0 3.5% 1.2%
Urban Working Families 0.0 9.9% 1,8%
Other (Less than 1% each) 0.1% NUA. NUAL




hat is heipfu! for understanding retatl potental is the One-Mile Neighborhood Reril Spending

Another analvsis ¢
epors This repost looks ar our existing hougbokﬁ *:;zth;n the Auburn Road N**}whbcnguu and describes their
; Porental), Greater
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Competitive Factors

There are four major competitve factors 0 be considered when forming recommendations for additional con-

ghbothood.

mercial use at the center of the Auburn Road N

Convenience retal cenrers are located ar the edge of the one-mile market area and offer some compention to

convenience remail loeating near the Squirrel and Avburn Road intersection, These include the Bloomfield Shop-

ping Center at South Boulevard and Squirrel, the center in Rochester Hills at Auburn and Crooks and the center on

Squirrel Road cast of Adams. [n addition there are convenience rermil centers drawing custorners from this

neighborhood located within three wo five miles, including the fellowing: Acburn Crossing, Auburn Hitls Painge,
Auburn Square, Five Points Plaza, Walion Plaza and the center ar Squirret and University.

Comparison shopping goods are provided at major malls servi g this portion of Oalkdand County. They include
those locazed alomg Rochester Road in Rochester Hilis ¢ WM T"ll’“'t,'[ Meijers, ote), Great Oaks Mall {Livernois

and Walton), Winchester Mall (Avon and Rochester) and th LCE‘L’Ith opened Great Lakes Crossings in aotthern

Auburn Hiils. Al these cenrers are within five miles of this neighborhood and offer major rewdl shopping oppor-

FLEs.

Product

Alcoholic Beverages

s Apparel
Children’s Apparel
Foorweas

WoarchesSowelre

Auromobile Afrermarker
Barber/Beavoy
Books/Pericdicals

Cable Television

Cameras & Eguipment

Childcare
Earertainmens

Film Processing

Auto Loans
Home Loans

Investments

Crroceries

Health Insurance

Home Improvements
Remodeling

Home Services

Household Furnishings
Appliances
Flecrronics

PO Hardware/Software

Furniture/Home

Furnishings

Pers & Supplies

Restanzants

Sporung Goods
Tavs & Hoblbies

Travel -~ Arfare

— Renral Cars

soiates Barton-Aschman
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28 Auvburn Road Business District Development Porential

Gur survey of existing conditions, meetings with local business owners and review of demographics and market
area characreristics resulted in the recognidon of major factors affecting the area’s future business development

potential:

= Image improvement for the entre districy, particularly the Frontage and right-ofoway ateas
on Auburn Road and Squireel Road, are needed o atract new businesses to the area,

®  Existing parcei sizes are frequently oo small for modern businesses. If a new business wants
to locate in the area, there may be difficuiry assembling a suitabie pareed for development.

= Parking for businesses in the area is tight and inadequate. Where parking is provided in the
frontage areas, it can be illegal and dangerous for direct access to Auburn Road.

" There is a need for increased and improved residential to support ameniry retall in the
district. In addidon, the percentage of owaer-occupied units needs o be increased.

= Pxisting residential arcas ate not well linked to the commerdial district. Itmprovements in

De Ve!apmeﬁt PG ?en tia! = Busiaess atrraction efforts should recognize that existing malls are competinve to this ares.
Future reeil is likely not to be the type found in malls.
Development | .

R d . ® There is a need for a destination use—one that draws people to the area and is not based on
QCGJ j ” j ]e” a innS retall marke:, Examples include a communicy center, post office, museum and/or public

office.

pedestrian and bicycle finkages are needed.

& The Auburn Road business district will need a marketing and maintenance organizarion o
focus resoutces on promodag the area as a place to locate business and to assure the image of
the area is improved and maintained, The City of Rochester DDA is 2 good example of
this type of crganizadon.

= Natural market niches can be looked at for arvacting new businesses to the area. For
cxample, destination commercial, business services, testaurant, neighborhood service and
pubiic service.




Aunburn Road Neighborbood Development Recomimendations

Following cur public workshops and analysis of factors affecting future development in the neighborhond,

recommendatons were prepared for development, which complemen
cs. T1 ) : .

Auburn Road Neighborhood as weli as competeve marker conditions. The recommendations are used in the

-and supporr existing residences and bust

S€ TECOImM

~a B e e en et i 1o i o d L ed nene e pla
wd locadons of vacant or underudlized land arcas in the

process for ereating alternative plans to assure the final Auburn Read Neighborhood Plan IncGrpotates an under-

gof these market factors, The tollowing uses are recommended as market-supportable for the aeighborhood’s
mprovements

In-fil single-family housing on existing lots, where more than fitty percent of the exising
biock is in good condition. Market will support full buiid-out of existing plat ot
redevelopment of combined parcels in a Planned Unit Development (PUD) approach.
Approximarely 500 residential wnits would be added.

= Cluster housing and housing over business uses in the village commercial center and
adjacent o the river. Market will suppert full build-cut of these areas (approximarely 200
residential units in total).

Ottice and high-tech business development in a park-type environment and on Auburn
trontage—approximarely 350,000 square feet.

* Retail, personal and business services concentrated in the village center, Typical businesses
include barber/beauty, wine shop, speciatty grocery, home services, pets, wavel, bank,
copying scrvices, erc. Total squate footapge, additional o restaurants, is approsdmately
F00,000-1 30,000 square feet,

*  Additonal restaurants in the village center can be supported- approximately 25,400 to
40000 square feer, including space for coffee shops and “takeour™.

P Ta W a VRTINS TS SN IO TS
L 20000 sqguare tect of ﬂig] -Leen

ar lighr industrial space on 1-73 fronrage.

# Improvement of casting homes and businesse

® A non-vetal Tanchor” o atract people to the ares, A public building or communiry
amenity would provide a destinaton for people, who may then frequent local busines

and restaurans, In addidon, events-relared public space and recrearional facilites will

provide a destdnation for attracring people o the village center.

Parramia Gensler Kaie Beehe Associates Barion-Aschman
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Interviews

The design wam, along with City representatives, compiled a st of individuals, including residents, business
owners and Ciy officials, wo participate in the interview process, The interviews were conducted during the first
phase of the master planning process as a way to better understand the issues that are mmporant o the inhabitants
ot Auburn Hills. Some of the questions and responses were as follows:

What do you fike about your communizy today?
The small town atmosphere of the neighborhood was the overwhelming response o this
question. Although the interviewees feel there is development potential in the area, they
do not want to lose this mmpartant characteristc of thelr community. This small-town seting results ina
strong sense of belonging for the residents and business owders in the area,

What do you disiike abot yorr COMPIRELY Enday?
The residents felt that their neighborhood, particularly the “downtown”, had a poor image. The deterio-
rated buildings, vacant lots and unpaved parking areas leave the impression that the “downtown™ is not a
R : good place w0 be. They fele that improving the streetscape would make the neighborhood center more
K . inviting o residents, businesses and visitors alike. The residents also felt that the close proximity of the
i Historic “Lag Cabin” conerete plant and steel distributor to the “downiown™ detracts from the attractiveness of the area

Barbershop.

The lack of space for public use was ancther area felr to be missing from the neighborhood,

The rraffic congestion at the intersection of Auburn and Squirrel Roads was Hsted as a concern for the
residents, as well as the business owners in the area. They Felt thar this deterred maay porential visitors
from the “downtown™ area. The speed of traffic along these roads makes convenience shopping diffl-

g -]
P u b ; ! c i n p ut cult znd often prevents pedestrians from crossing the screer. The wide intersections and lack of pedestrian

amenites also restricts the accessibility of the area.

RGS!d@ﬁ ?S All of the above problems combined make the area unattractive tor new businesses and

i
i

residents.

Wohat are your impressions of the project area and Aunbirn Road?
The residents responded to this quesdon in the tollowing ways:

= lack of attractive streetscape — the exisung sidewalk needs ro be repaired, the
sidewalle system needs to be expanded and there is a lack of street lighting and
landscaping,

-]

Area nceds seme redevelopment - no contneity through Auburn Read, “unicrard
] s JUILE

amaong class A corporatons”, nothing tw draw visitors o aelghborhond,

® Lack of public spaces

8 Residential areas need improvements
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What dmprovemenss wounid you ke fo sees

The residents interviewed stated that th commercial retal space improved

ost would also like to see some new retall uses locate in

enter should serve 15 residents, as well as visitors to the area

-

The restdents felr the aaffic condisions needed to be improved in order to attracty development, both
s P s

commercaal and residennal. The aren needs o improve pedestrian access as well as
vehicular,

W haf do pou believe I5 the &ey mize of aty cenier uses?
The maionwy of inter
service rerail. Many residenis believe these uses will atwract a diverse population of new and old residents,
tunch crowds from the businesses locared immecdiated

iewees expressed interests in resmurangs, cafes, thearer, professional otfice and

anrth of M-3%, dinner crowds on thelr way home

Ry
Aubarn Read

) - -
. wif Sidde 7

from work, famill

and visitors from sutrtounding
In addirien, residents felt that a “walkable™ community would atemet addizonal residential developmens
in the area

How does the car fii into the cify coenter?
Many residenrs expressed the desire to have sidewalls and bike paths connecdng the residents to the

newhborhood center, as well as connectng the north and south sides of the community,

Irmpraved wafnic flow was alse a high prionry for the residents interviewed, The residents are exwemely
concerned abour traffic after the new M-59/ Squuerel Road interchange is complete.

Asbrra Fills astract?
Astde from the residenss, the interviewees would llke to atmact otfice workers, farmilies, women, teenagers

Wb wondd you fke i

and others [rom surrounding communities, There was some concern as @ how the nelghborhond

businesses would tair with the competidon of other commercial cenrerd in the area, such as those on
Opdyle and the new Great Lakes Crossing

s the Deneficiaries of e improvenzentss

= Residents: seaiors, voung Adulrs and children
* Property owners: saaving or seliing

#  Merchaors and business owners

= Commaters and emplovees

Norgh Side of

Auburn Rood.

Pariania Sensier Kate Beebe Associates Barton-Aschman

March 5, 1858
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Clinion River,

Hesidents
Town Hall Me
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e Ghost wwn
Residenrs will move away
Underdeveloped
= Deteriorated
= PBurnt down buldinges rema Ining unimproved
®  No change: same as today
s Horrible traffic congestuon
= Properry values will drop

D 1 A PR ]
FL0e Ly PHOTLET DaedIEs

Wohar is your vosion for Auburn FIills in ton years?
The residents interviewed want the acighborhood o support irs residenss, while ATracting
visitors from the sutrounding cornmunides. The residents weuld like Auburn Hills to: bc a
viable community that can artract and retain residensial and business interests,

Furiber comments?
2 Post office must be moved, changed or expanded, The parking is very poor.
8 Homes on north side of Auburn could be rencvared for new businesses,
@ Need restrictions and/ or erdinance to mainmin seandards,
= Build on the history of the ciry.
®  Spend money on downtown, not golf course.

iub should be hub.

ional services to the ol

Bring profe rezl esrare and financial offices for exampl
Fa I 3

Town Hall Mee tings

Tradiconally, the Town Hall Mee

symbolizes the unite that 1 commun

been the source of community nput for cenuries, A Town Hall Meeting
COMITIIRIY

5 in order o discuss, decide or deliberaie issues affeciing the

at fﬁli{t.

oathering, we believe that the forum for these discuss

o
o

is simiple method o 3t public

sions be based upon

his then LY. (.,_<.m:smufunes wring to develop a sense of identity or set a course for future deve opment witt
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dies and business essential for the success of the community. Therefore, no master plan concept is ¢

;
a process of commuanity consensus and economic reality is used @ attain the concept for the plan.

Town Hall Meering Fi: Introduction

Terwn Hall Mectng #1 was held on September 10, 1993 ar Fire Station # oe of Auburn Hills, Many
members of the commumry atiended. The overall goal of this first Town Hall Meeting was 1o inroduce the
design teamn, discuss the project scope and explain the methodology of the masier planning process, Questions,

thia

r were ciscussed wege as follows:

w W already have a plan that was done approximarcly six years

8 How long wili it take o implement?

@ What downtown? What Vilkage?

= TIs this another grand scheme of the Ciry that will never happesny

& Auburn Road is a mess! Fix thar firse

B WAL this new Village be for the peapic of Aubuem Hills or is this another way for a developer
o gt rchy

= How do residentind and businesses worle together toward 2 common goal?

go. Whar happened w that?

= [ miss the old days when we had five grocery stores, two shoe stores, etc. ..

Fown Hall Meertng #2; Fxising Conditions

Cn September 24, 1998, the Town Hall Mectng #2 was held again ax Fire Station #1 in the Village. The purpose
of this Meeting was to discuss the Design Teams inizial findings with the public and all other participants. The subject
mater included analysis of the physical characteristics of the site, prefiminary marker research and inital feedback
from the nterview pracess.

As the Town Hall Mezting progressed discussions concentrated on the porential use of the site, the project’s image, its
ovenll idenrity within the Ciry of Auburn Hills, massing of uses and overall density of the developruent.  Graphic
analysis was depicted poruaving circuiadon pacerns, the relationship of uses and overall project densicy. The resulting
conclusions of this Town Hall Meeting laid rhe foundation for the development of the design of che master plan.

is of

Discussions focused on the anal
= Physical charactetistics of the site, including:
Analysis of ext

sting facilines and infrascructure w remain,
Pedestrian and vehicular circudation parterns.

#  Preliminary market analysis, including:
Demand levels for vartous uses,

Potential deve
fdendfication of feasible uses for discussion.

spment and redevelopn s,

Demographic and mncome distribution patieras,

J

H
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e
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Town Hall Meetings

®  Porenmal use of residual open space and potential development sires,
®  Exploranon of opporunides for rec evelopment,
#  Define marker darn: identification of feasible uses for discussion. Feasible uses are not

necessarly desiced uses,

®  Presenradon and analvsis of comparable devefopmenis and communides,
®  Defintton of the Neighborhood edge vs, the Village edge.

= Discu

LECE,

it and fure

ssion of community needs {pres ), goals, concerns and obiecives and socil

is

»  Undesstanding exactly how to defing the question “What s (02

Town Hall Meeting #3: Preliminary Master Plan Afternatives
Town Hall Meetng #3 was held in the Library at the lower level conference room on Orcrober 22 1998, There

were fwo sessions scheduded, The purpose of each was o present alternatives based apon the analyiical coneli-
sions and community seals estabiished duting Town Hall Meeting #1 and Town Hail Meeting #2 along with the

miormation compied within the Data Crathering Phase.

Atter a briet summary of the discussions and results of Town Hail Meeting #2 and a presentadon of alternative
design schemes, the artendess were spilt into three of foar smaller groups within each session, Deesign conceprs,
based on the conclusions and community goals established from the public inputand the physical and economical
research, were discussed with all thar participated and their opinions sought. Fach group, working with a member
of the Design Team, graphically developed ideas and conceprs for the Neighborhood and Village Plan.

COnce there was unanimity within the group as to a design concept, a represeniative from each group was asked to
present thelr individual design scheme. The concepruad plans presented addressed a range of densides and uses,
from a pedestrian oriented serting with a by-pass around the existing town to diverr traffic away, to more of a
Villagre fabric with a balance between the pedestrian and vehicle within the Vitage area.

Fach of the sessions focused on the evaluaton of those alternatives and the development of a consensus roward
a directon for design developrnent and refinement. It showld be noted that at the end of both sessions all of the
design concepts were reviewed together revealing some intriguing resuits. The formations of wlens, concepts and

£ ¢
the creation of spaces were common within each of the sketches, This indicated e the Destgn Team thar there
was a commitment of the cepresented COmMMUNILY 10 create 2 “sense of place”.

Pa

Some of the key issues addressed during the Town Hall Meeting are as follows:
= Vehicular waffic, circulatios, and parking within the Village.

" Pedesiran Circulation,
= Truck Traffic throvgh and arcund the Vilage,




Mamrain Villa
#  Community C
*  Post Office relocation to the Village’
®  Improve and increase sidewalk svstem,

ge aimosphere.

1EEr,

& qum;c pack system with pedes
& Access from residenrial 1o Vi
= Buflers berween active commercial activides and aquister residentinl arcas.
3 Siow {ubum Road thfousgh v %iiag-:. Cenrer,

= Eliminate
= f\ffi'*ccd LSCS Are “Lrjr‘d(ﬂrl try cre

e "}i

@ esidential along Auburm Road was quesuonw’t 1t was preferred w be within the Villa age,
= {_e\pl{:!,‘f.ﬂ()ﬂ of a Rallroad Museum within the Vi age areq.

® Provide more owner- -occupied residences than rcnmi units,

Town Eadl Meerng #4: Revised Neighborhood Master Plap

The final Town Hall ] Meetng was held November 19, 1998, The agreed upon design direction, derdved from
Town Hall Meeting 53, was utllized o develo »p & single concept for the T\c;;hborhood and Village Plan. Presen-
tadon of the Neighborhood and Vil age Plan was gmven iius strating the design concepts that coincded with the

comments from the previcas Town Hall Meetings.

Some of the comments that were discussed are as follows:
= What kind of rewil will the center acce ept?
? s there enough parking for business customers?
*  How will pedesirians eross the streets safely?
®  Where will the parking for the ammphitheater occurr
®  How will Churchill join bypass? Whr happens to the residents on Churchili?

®  How much increased maffic will the new interchange generate?

T Will land be acquired by eminent domaint

®  Are there any criteal areas, which if not developed will ruin plan?

*  How much will it cost?

= Where is the new community center? How large ot a parcel is needed 1o create this center?

]

? Wil new businesses be artracted to this areas How will thar happen?
*  How long will this plan take to completer

Hd4 The
hborhood Master Plan was then presented o a publiic session of City Counci an Hanuary 25, 1999,

This E 1ad scheme was further refined o ceflect the addinonat cormments gained from Town Hall Meedng

is final 3\11_15{:‘:*: Plan document,

R::a:f__zmmendsta(')ns trom thar public session were incomoraced into ok
rpes

PALIADIA Genslar Kae Beehe Associues Barton-Aschman
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Nefohborhood Center Master Plan

Village Center Image
A \ uth ( enter madinonally has long been considered the location that integra

idenotw More often than nor, the Village Center Is established | by a general sense of

es a sense of

5 Varnous Uses, creat

CITHTHATLE
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Urniguensss z!r-d 1&1@1’ The traditional cenrer was creared by public buildings set upon a wwa square -;md
surrpunded by the places that people within the communi ity worked, lived, pia}_-rsd and crmduczcd commerce, All
o LI’W cse elements of a Village provided 2 level of s Syrlergy necessary to create, 1n the symbolic and physical sense,

not just the Village Cenrer, but the essence of the CoOmMmunicy.

Communities today, while incorporatng various clements of daily life such as family, work, entermainment and
shopping, as well as access w public insdmtions, are ofren relegated to separate quartess of the Ciry by Loning
Crrdinances. While dus common practics serves the function Ot separating incompatble uses, i diminishes the

sense of community, fosters the feehng of iselation and prechudes the establishment of a UNiGUE ComMunicy
identit
The Cirv ot Auburn Hills MNeighborhood Master Plan has been designed by the community to astract people of

all sorts, thereby increasing pueblic interaction and establishing the physical framework for maximum o r_’mn -
volvernent. The Neighborhood Master Plan promaotes the integration of residendal, remil, commercial and public
land uses at a single destination, which can be enjoyed tor genetations w corne by all members of the community.

If we were to characrerize what constitutes a Vil age Cenrer in a single word, it would be. .. PEQPLE.

Objeciives

During these past several monihs, the Dresign Team, in conjuncton with | input collected from cirizens and other
interested partes, established the following abjectives. Review and analysis of this nput, interviews and direct
inreracton with l’cmn Hall Meeung atendees, we have formuiated a common list of goals, objectives and uses
for the Village Cenver. They are as follows:

¥ Improve the overall environment for invesoment purposes,

*  Establish opportunities for cxisting businesses to make i IMprovement

* Provide for the encourngement of exisy ag business expansion and new business development.
= Create a viable pedestrian-oriented Village Center with links w the surrounding residential

neighborhoods,

Increase balance berween pedestnian and vehicular traffic 1o reinforce fan comfort and
COnvenicnoe.

Iincourage the improvement of existing residental areas pad increase resideatial dev wmmcm
in underutilized areas.

Provide for 2 mix of housing tvpes, costs and ownership oppormunites,

Recognize namural marker factors in the pronosed planaed uses,

Provide for a mix of uses within the MNeighborhood and Villa ge Center Plan

Recognize the need to create 2 ritical mass of uses ro esmblish the Village Center 25 a

destinaton.

Provide for sivategic public invesunent o encourage private participaton in a public-pr
partnership approach.

Design a plan that can be implemented in stages,

Allow for flexibiliey so the plan can be responsive 1o untoreseen opportunities and changes in

economic conditions.

Associates Barfon-Aschman

Faliania Oan

March 5, 165¢
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borhood that s socially responsive and economically

1in previous sections, suburban communities, such as Anbura Hills, have been oriticized for

v rerhe b S—
.A‘,)Ll%hl I protect

S T
STV VIESE Dy

[

H e e el n e I LT N
ity and COMMUITHATNDTY,  Li0rung

¢ rhe various acnvites of our daily ives inte speci e areas. Work is done in one area, shopping in

. residences ina third, civic and cularal activities in a separate area and 50 on.

The result has been communicies, which are res lv organized, bur sprawling and disconnected. The citizens of
Auburn Hills, whe pardeipated in the Town Hall Meetings, recognized the potental value and unigue oppormuniny
for the rebirth of this area, A chance 1o creare 2 Master plan thar integrates rather than separates the various ases

which make up their communitv.

The Avkurn Road Neighborheod Plan can be deseribed as thirreen implementazion wreas which can be pursued
as matket conditions and public resources are made avallable, It is recommended that public space and tnad
improvements be the inidal project efforts, because these developments will creare the environment for addirional
private investment in the area.

Nerghborhood Masier Plan Improvemenr Areas

Yo Viligge center,

2. Norsheast resisleniial
3. Northwest residential

Y Southwest residential

5. Sontheasi residential

6. Awburaf Adames business Jpark,

e Souih side of Anburn/ AAdamy Business,

5 Park,

Squrred Road easz

3. Aubzrn Road—IF et of Squirrelee South.

[ .

}n\jé j ~y n Q j’ hO Gg P i a ﬁ Q. Auburs Road—1Fert of Sguirrei—Norzh,

10 .7

Jroniage.
11, Sgmerre! Road
120 Auburn Road

;

13, Pabdic Spacs.




Hecommendations for Neighborhood Plan

in this Neighborhood Master Plan call for a mized-use development o be

asons pre

The recomm

recreared in and around the Village Center area. In the prece

analyses of Aubura Hill's and Oakland County's development patterns and economic base helped detine the uses,

which would be cconomically viable ar the Village Arca location. 1a planning sessions with the Design Teamn and
Town Hall Meetings involviag the communiry, it was determined thar the best use mix for creating an exeirng and
cronomically viable Village Centet project would include the following elements:

a2 Public space, including the creadon of landscape boudevards and walleways, river wallway

fhed

svstem and amphitheater for putdoor performances.

®  Community ¢

nrer providing organizatonal space and active recreation areas for citizens of all

£
G
ta

Zh

s

*  Residential housing uniis {in-fll, cluster, single family) for a variery of ag

s and family types,

nchiding young professionals, empty nesters and seniors.

= Retail space to accommodate galleries and arts-related businesses, as well as resrauranss aoed

other amemies for people whe Hve, work or visit in the Village Center area.

2 Personal and Business services.
#  Light Induserial Uses,

® Recreaton facilities consisting of park areas with linkages to the Village Center and

surrcunding commanity areas,

Eccamsle
|

and Pay

Kate Besbe Associates Barton-Aschman

Pariapia
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Yingle-Family Fowes.

Neighborhood Plan

Area Two: Northeas: Residential

The existing residendal ars

approximately 330 new residenal units. The seventy-three acre sire should include vehicular and pedestrian access
to the new DNR rwenry-five acre park areq, as well as linkages ce the Village Center,

The new housing stock should provide a mix of housing types, costs and ownership OPPOLINGITIes to AccHmmo-
daze varfous lifesivles. The structures showld accenrate the sireers gnd sidewaiks with balconies, porches and other

b

archizecrural features. The creadon of pedestrian parhways throughour each neghborhood area and linkage 10 the

Village Center will encourage walking,

This development would possibly require fand acquisition o create new local roads o facilionte the denser housing
development configuration recommended by the design tearm,

Somree of Dunding
®  Housing - privately-financed.
® Existing home-improvement - privately-financed with focused lending program.
= Neighborhood linkage path - publicly-financed.

= lLand acquisition and local roads - publicly financed with deveioper participation,

Areas Three, Four and Five: Northwest, Southwes: and Southeast Residential

This area is master planned for in-fill residertial in edsting residential neighborhoods with linkages o the V itiage
Center. in the northwesr and southeas: arcas, sites for additional small parks will be idenafied. Pedestran paths o
the Village Center will link these parks. Where an area lacks sidewalics, pedestrian paths or sidewailes should be
comstrueted to link the areas to the Village Cenrer,

*  Approximarely 130 units of aew housing,
= Improvement of existing homes.

= Pedestrian inkages and three small patks

Swsrces OF Funding
® New housing - privately- financed,

® improvement of £XIsung homes -

telp-finenced with focused lendin

23
)

# Pedestrian linkages and srnall parks - publicly-finan
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Area Siv: Auburn/Adams Business Park
Approximatety 175,000 rowal square feet of business developmens in a campus-type setting is designared for this

Fas other types of business. High technology, research and

area. Users may include professional offices as w

development companies would be encouraged, with no warchouse or distribution facilides.
#1753 004) square feer of business use,
Sonrces Of Fandeing
= Bosiness development would be privately financed,

Area Six: Sowurk side of Auburn/Adams Business
Consisting of approximarety 100,000 square feer of busmess development, situated in single siwe developments

frondng on Avburn Road, Users may include professional offices as well as other gpes of business, Rerail would
be encouraged w0 locate in the Village Center, rather than on this portion of the Auburn frontage.

RTCREATIY

= 100,000 square feer of single site business development.

iy P
L

i

T oz
T

—

Sourees Of Funding

= Business development would be privately financed.
P ¥

Area Seven: Squirrel Road East Business Patk
Approximately 100,000 square feer of business use in a campus type plan. Users would be professional offices
and/or research and development type business usets.

& 100000 square feer of business office use.

Sozices Of Fadding

= Business oftice use would be privawely financed.

of Squirrel—Sourh
for a new residenria 154 cluster

| R FRONGRE SN VU ol R SRR SO
i uCVCLUl_JILICﬂL of ilpi.JLU.‘L.llﬂll.tCI\;’

1
= yrver and is 10 close proximicy o the Village Center,

Susgrces Of Faeeleng

8 Hpusing would be privately financed.

Naigpbarbood Plan.

fal

SOUTI 8OULEVARLD

shor iae Beebe Assoctaws Barton-Aschman
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Lillagy of Mashpee

Compons,

Area Nine: Auburn West of Squirrel

!

Approsimate

200000 square feer of business use in single sites fronting on Aubern Road, Existng roads would
a service drive o the rear. Busines

form sites w es would inchude othee and oiher iypes of service businesses,

Service arca 1o the rearwouald include a buifer zone adjacens o the residendal 1o the north, Rerall and restavrants

would be encouraged within in the Village Center.

Z00,000 square feee of business vse.
Sources OF Pasdrny
= Business use would be privasely tinanced.

Area Ten: I-75 Fronrage
Approximately 200000 square fecr of light industrial use on exdsting vacans property could be bullt in this area.
Access would be through the existing industrial park, with no linkage to the residendal communicy.

B 200,000 square feer of Eghr industrial use.

Area Eleven: Sguirre! Road

The improvement of Squirrel Road south trom the bridge 1o Anburn Read, nduding a western by-pass, as well
as direct links to the Village Cenier. Road improvements inciude an open park-like area o the dver on the western
edge of the by-pass. Alsa included is an eniry o the Village center with strectseape improvements in the Village
Center

Sanrees OF Funding

Road improvements would be publicly funded.

Area Twelve: Avburn Kead

Auburn Read would be improw

14]

d be within the Village Center, fro

ge Center, fro
crossing, Improvemnents would include creanng a four-lane coad
unprovements would enhance the Village Center image.

Somrees Of Funding

= Road mprovements would be pubklcly funded




Area Thirieen: Public Space 43

Public space improvements will be made through the Viliage Center arca, in the rghts-of-way for

T osiveet

svstem, along with areas not covered by the Squirrel and Aubutn Road improvemenzs. These would include

pedest gnage and landscape improvements to make the Village Center an idendfiable artractive arca,

In additdon, the cre

a lighsing, s

arion of the expanded Riverside Parle and Village Center Amphitheater will be creared. The

slan also recommends a clock wower ar the center of the Village, marking the public space.
f ae, i s

Soztrees Of Funding

2 These i,mpmveminzs would be publicly tunded, with private donor contibutions
PR ISP SN I DU <l SR T EUNRDUDRUE S A | S S O T
1AL LLiks \.LLLAMILI.\. \.L\.LLl LRl L LU LJLLLHIL Py HclL\.. Lil bl jl.ll,)ll §. Ll " SR
reviewed with the MDNR and Oakland County for possible pardcipadon in the public

Space lmprovement eftore

Cnntempuram >
‘Centre de Cuitura

Las Raw

Pairanis Gensier Kae Beebe Associaes Baron-Aschman

h5,6 1999

51)
-y
9]




44

¥ ominwie walk.

Village Center Plan

Area One: Viifage Cenrer Masrer Plan

Overview

The principies of radidonat irwn planning are essential in the revitalizaden of the Auburn Hills Villager Comrer
P e &

principally because thev “resiore the dest of mr sldest tradizions,” {Calthorpe). Streets and connecrions benveen uses

snowld be “wallable™, direct, close and feading o vscful destinations. The land tses and users should be diverse,

stional and civie Bfe. New rerif areas are

r the Village Center with a toix of residenial, commercial, rec

positioned so that they are direcily accessible from the surrounding aeighborhood, as well as, located on an arterial

The Village Center Plan begias with the addition of a new “Main Steeer” concept located just to the north of the
Avburn Road corddor. This area, inclusive of commercial, retail, professional office and residential areas is
developed solely for the peoiection of the pedestrian while co-exdsting with vehicular traffic. Due to the design of
this boulevard street section, (see Section #3, page 35} pedestrians are able to stroli alonyg this roure and experience
the activity around them ar a reduced pace. This large boulevard, with 1 pedestrian promenade. serves as a
connection between three focal poins, while creating a park-like public space through the Village Center. The
center of the Village is emphasized by a clock tower reminiscent of a rraditional own square. Landscaped areas
and improved sidewalks help to create new and inviting strestscapes. Sidewalis throughout the Village Cenrer and
age Center,

surrounding neighborhoods provide connections o all uses to promote the full utllization of the V

This Master plan illustrares the Village Center be anchored by three key focal points: 2 Public Amphirheater and
improved patk area for Village events and as an amenity for Village business emplovees, visitors, and residente, a
Communty Center and new retail development thar will house the United States Postal Store. The ability of the
Village Center to be utilized ro its fullest potenval will depend vpon these focal peints at the end of each axis.
These anchors provide a wermination to the axis created by the new sweet system, thereby clearly defining the
Village Cenrer within a quarter mile radius and aflwing for all uses o be accessed within a five minute walk from
each othert,

However, the Auburn Road corridor, even as the speed imir s decreased, will not be conducive to o qruet steoll
At wlered - T

d s a high-energy corridor. Exisring and new commercial, amenity retal and personal/ business

e
services will be located throughout this corridor.

The New River Walloway conneets the Village Center 1o the newly acquired twenty-five acre Communiny Park 1o
the north. This amenity sranscends the park-ike fecling and continues throughour the Village Center, providiag a

local recreation aren for residents,
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Aubure Road.

Lillage Center Public Square.

Paniania

s

Beebe Associates Barton-Aschman
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Vebicular Circularion.

Infrastrucrure Im 2 DIOVEMIENnIs

The infrasrrecture of roadways, sidewalks, and sireetse apes 15 very Impormat © the success of o village center.

T’?fé}c, both vehicudar and podesirian

LEt)

must fiow smoothly and safely in order for residents and visitors o feal

1 solution to the

]

omfortable entering and moving about the area. The Village Center Plan provides 1 succes

infrastructore and circularion ssues.

Roadways and Vehicular Circulation

The Village Center Plan has o simpte, straightforward circulafion pattern for vehiculor traffic, It consists of a basic

grid pattern that allows traffic to be direcied both through and around the Vill age Cenrer.

The proposed plan will result in changes o the ¢ -xisting road

ystems, Improvements need 1o be made o unprove
the flow of traffic in and around the -

e 0 ocder to facilitate de velopmen:, The funds requised for these
improvements would be public.

Substantal changes 1o the Squirrel Road alignment would be needed. Beginming ar the crossing over the Clinton
River and proceeding sourhward, the road is proposed to turn west and paralle] E Clinton River oa the north
sile of the river. The road will ra in a southward direction and meet the < exisong Churchill Read, torming a *T~
interscetion at the current Churchill Road intersection with Auburn Road, This i nrersection will require signaliza-
ton. Churchill Road will be modified o inrersect Squitrel Read as a “T7 intersection north of Auburn Road. The
existng Squirrel/ Auburn Road intersection will remain a four-legged intersecrion, with e north leg becoming a
minar street serving only the businesses in rhe Village Center,

Sqquitrel Road, from the Clinton River south to Auburn Road, will remain 2 svo-lane read, with left surn lanes at
key tocations. Auburn Road will be a four-lane road through the Village Center, Based on the tratfic projectons

resented eardier, both roadway secdons will have adequate capacice 1o a2ccommaodare the teaffic,
P : ¥

The relocation of the portion of Squirrel Road noreh of Aobers Road further ro the weose will z@quirc through
traffic on Squirrel Road to make indirect movements, Through traffic heading northbound toward £ e Village

Ceater will make a lef-turn ar Auburn Road, proceed west to the new intersecton, then rn rig ght ;"\. sirnifar
indirect path would be followed for southbound through traffic heading rewards the V) iage Ceneer. It can be
expecied some drivers will ravel through the downmown area and aveid the more circuitous rouze for some
movermnents.  However, the downtwown sweeis, as phanaed, woald discourage th rough mevements with added
ers and other features,

stops, parking maneus




*

s Squs oy Tarn Mevenonss Ro
The casting tratfic volumes ar the intersection were re-assigned o reflect the movements thar will ocour with the Peak Movement
ta new iatersectdons, The resuling raffic volume movements are shown in Table 6. I should be nored thar the Intersection Hour A poroach Right Through Lef:
north leg of the sast inter existing locanon) is not angcipated 1o have very high volumes of traffic, since it East Squirrel North A 30 30
wondd serve a 1 and fow businesses. Road ar Fast 3y 345 135
Auborn Road South 114 3 420)
Based on an assessment of these volumes it was determined that the new intersections would tequire the follow Wes 500 953 30
ot EAN S F ;
ing lane characteristics wo provide adequarte levels of service:
- . . , B 3 Tk 2Pk Ak
Elast Dnfersection: P.AL North 3t 34 30
*  Northbound - Dual lefr-turn lanes and one combined theough/ right-ruen lane Fast 34 3440 120
¢ Fastbound - One through/ left and one through/ deht lane. A dedicared right-turn South 160 36y 755
. " - a e fa S a e - 4 - "
Jane would be desirable to minimize the influence of deceleranng vehicles on the theough W est 570 415 I
atfic, W est Squirrel M. | North 135 500
; 1 e ) : - : - Y est 3QuUItTe v, North 35 - LY
s Westbound - One through/ tight and one through/ left lane, A dedicated lefr-rura c : ’
. s 39 445
lane would be preferre d for s: fety reasons, but is not necessary from a capaciey Road at East 320 5 -
standpoint. Auburn Road West - 375 55
“ext Lntersection: : : —
i N . P.AL North 90 - 475
* Southbound - One left and one righe-rurn lane, The southbound left wrn lane will B a6 e
need o be a minimum of 330 feet loag st oA bo
. . T : iy
» Eastbound - Cne through and one mmugh" left lane, A dedicated lefe-nun lane West - 540 85
would be preterred for safety reasons, but is not necessary from a capacity * Psrimated Tratfic Volume.
standpoint,

= Westhouad - Oae th_rr)uiz"l and one through / nght fane. A dedicated right-raen lane

- T;‘)[ -’-_ ,-"f'f Y "".‘,." 1/' '."\,l‘j: ‘T.’j/',“". ,‘ 2 / ff " 5
would be preferred o minimize the influence of decelerating vehicles on the through Table 7 Levelof Service Sum o ary: New Squirrel Road lntersectinns

iraffic.
A M. Peakk Hour P.M. Peak Hour
1ng resuling levels of service tor the existing affic volumes re-assigned to the new intersectdon are shown in Tnterseetion Approach Delay Tevel of Service Delay Level of Service
dabl Fast Squirrel Road | Overal (3.5 c 155 c
A analysis was performed in order to determine the future traffic volumes that could be accommedated by the North 23.4 C 305 D
offser inrersections without the changes w the abowe listed lane configurntdons. These two intersections ca South 22,2 - 222 C
accommaodate approsimaely a thirty-percent increase in traffic volumes during the afternoon peak hour without Fast 16.5 C 13.3 B .
experiencing ungccepable levels of service. Higher inereases could occur in dhe morning peak bour before any West 175 C 16.5 C ’
adverse effects are cxperienced. Since the available volume projeciions for the year 2013 do not reach this West Squirrel Oivergll 1oL 4 B 15.8 C
threshold, it is expec the proposed moditication o the road system will adeguaely accommodace the furure Road MNorth 12.3 B 16.6 C
trafiic withour requiring further changes. Fast 158 C 155 c
West 14.8 B 154 C

Drelay: Average stopped delav per vehicle in seconds.
! & Fp vp
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Pedestrian  Cirenlasion,

Streetscapes
Pedesirians

Streerscapes arrd Pedeserian Clirenlation
itis impactant to provide  balance berween vehicular and pedestrian raffic. € urrenidy, Auburn Hills, fike Iy
other municipalites, is designed arouad the car. Sereer widths, design speeds and travel Janes accommadaie

vehicles at the expense of the comfort of the pedesirian. Basic chan nges ncorporated by the tlzge Cenier Plan

%)

wiil help o increase pedestrian mobility and convenience withour co mpromising the safery and accesaibilicy of
vehicular traffic,

As a rule, street dimensions and rravel speeds should be minimized within a viliage cenrer, Narrow streers reduce
traffic speeds and the number of accidents thar may occur. Smaller streer widths help o provide space for on

treet parking, tandscaping and pedestaan and bicvele access, The narrower sireers also reduce crosswalk dimen-
stons, creating a friendlier pedesthan environment,

Intersections should be designed o minimize the crossis 1 distance for pedestrans without compromising the
safety of the automobile. Intersections with minimum dimensions reduce the traffe speeds, thus increasing the
safety and accessibility for pedesirians. Lefr and nght-rurn lanes showld be designaced only if necessary for
improved vehicolar reaffic Sow and safety,

Sidewalks should be a minimum of 50 wide and continuouy throughour the acighborhood and Viilage Center.
Sidewalk dimensions should be expanded in the Vili: ge Center to reinforce the comfort and convenience for
pedestrizns.

Trees should be required at 4 maximum spacing of 30707 along all streets. However, it is importani that adeqguate
sight distances be maintained. A limited selection of sree types provides a unified image for the Viliage Centet,

Streer trees not oaly afford beavty and shade for pedessrians; they provide an enviconment for loeal wildlife,

On-street parking should be encouraged on ali streers, This additional space increases the acgvity on the streer and

provides z buffer between moving vehicles and pedesirians. Providing this tpe of parking i‘cz}d: to show trafic
speeds because drivers must be more aware of the surrounding activity, It also helps 1o reduce the size of area
patking lots. Integradng shared parking lots between uses that have staggered peak periods of dernand is another

way to reduce the amount of parking required.
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Implementation

Implementation

The implementation portion of the Auburn Hills Neighborhood Master Plan is the most imporant element of
the planning process. Undl now, the Master Plan has been just that, a plan, an idea, a goal. To vldmately bring this
commaon visico o reality, acton must, ag some peint, be taken. Itis up to the City to facilisate the process and
establish the momentum of the proiect. The direction of the developmenr will foliow the standards and expec-
tations set torth by the City, To aid in the organization of this, we have idenified steps and actons that should be
implemented,

The strongest foundation in unpiementing this Master Plan will be the bringing together of the public and private
sectors to promote the development of the Avbura Fills Neighborhood and Village Center. The creation of this
“partnership” can be achicved cconomically and realistically through the creation of a phased development
process. By proceeding in phases, the Master Plan can develop in an attracrive and dvnarnic, yet Hscally respon-
sible way, allowing for the genesis of a cohesive, stable Village Center In the hearr of Avburn Hills. This will
require the tormation of a series of parimerships o both guide in policymaking and participate in the responsibil-
ity of financing and operation of the Auburn Hills Neighborhoed development.

Phased Development

Fhe Auburn Hills Neighborhood and Village Center Master Plan is intended o guide future development of the
project arca over an extended period of time. It has been designed te provide a phased approach to the
development of the Village Center, in which projects will praceed a5 sponsors pur together the financing and
design needed to enable constructon. While it is likely that sume pordons of the Village Center Plan mav aot be
developed immediately, the plan design is intended to provide for a high qualivy environmen: as the site goes
through ity development phases. It has been designed so rhat each element will complement both sxisting and
future projeces: the result being an attractive and dynamic WNeighborhood and Village Center, rather than a series
of “stand-alone” developments.

As indicated previcusiy, the first phase of the Village Center Master Plan includes much of the infrastrueture
development, which is aceded o create development parcels and orlent existing wraffic in 2 manner that promotes
smoeth circalanion, [tis recommended that the streetscape improvements and jane additions/ changes o Au-
burn Road and Scuirrel Road be mmplemented during phase one of the Master Plan of this area. The creation of
the new “Main Streer” and the improvements 1o the Riverside Park ares should also be consemected at this time.
These improvemenss are recommended first so as o create and define the development patcels that will be
constructed in phase two.

The development of the west side of Main Street is recommended for the second phase of the Masrer Plan, This
includes development of the new commercial uses sleng Avburn Road and Main Sireer, a5 well as the new
residential uses along the river. At this tme, the infrasmructure for the east side of Main Street should be con-

1

structed. This will allow for the creation of development pareels on this side of the Village Cente
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Finally, the development pﬁ:cda on the east side of the Village should be conswrucied. This would include th
mixed-use dc'-,xummc it the
Road, The proposad adds no:ni recreation areas should also be developed at this ame,

idental 1o the noreh and thc professional office area o the south of Aubura

Fublic/ Pavare Parine Sfups

The implementation of this plan may require funding sources such as public/ pri*a te parinerships in which the
public secter guides poli fy—. wking and both sectors parteipate in the financing and operadon of the respective
developments. The pvrpu 35¢ 15 (O 1' erage privare investment through the soraregic investment of public resources,

This process has already begun, with the City of Aubuen Hills sponsoting the planning effort and involving the
participaton of representatives of local community organizadons, cesidents, buqlmccsscﬁ and other interested pat-

=y

ties throwrhout the planning process. During implementation, public and orivate sector interests will continue to
[* e

work together to achieve the plan objectives for the Neighborhood Master Plan.

e Phase

The recreation/ culrural facility and the public %pqce improvements wil be publicly financed and operated. Resi-

dental developmens will be privarely dev dnpud and operared uader guidelines established by the City. For some
parcels, there will Be a land payment to the Ciry, which can be used 1o finance mainsenance and improvements. Tt
is expected thar a privately sponsored development will contribute tax dodlars o the City of Aubura Hills. in
summary, the wpe and amount of public and private participadon in implementation will vary for each parcel
The goal is o encourage and leverage privase investrnent through the adopdon of an overall master plan and a
commitment by the Citv ro provide the infrastruciore necessary For the development parcels and public purpose
areas.

Administrative Actions

The putpose of this Master Plan process has been ro engage the community in a dialogue that leads ro a consensus
for the proper direction of futere development in this pordon of the City of Auburn Hills. The earlier sections R
of this document have outlined the steps wken to achieve this objecdve and presented the results of the process, Phase 2
Two actions are required in order to implement the Masrer Plan: the first is to create zoning designations for the

tespeenve parcels that support the objecrives of the Master Plan, The second 35 fo construcr the infraspruciure

e Ce

sary b create the recommended Hr’{-’e%(\hmcq{ Da reele and r)uhi}r SP“ s that establish the [5Lmnf1,, of dev >_(xh

ment planned for the overall Nelghborhood Plan md the V' 1lhtm Cenier Plan, in particular.

The rezoniag of the site 1s of cnsical impeormnce. The Maseer Plan becomes a parr of the Ciry’s planning staruzes,

Ii s imporant o understand, however, that the Master Plan is not z “design” document. Building footprints and

appearances are shown only to dlustrare the planning conceprs. The aext step in the process is o derermine how T

best o encourage and implemens the concepts that have been approved, -

PALLADIA TGenslar Kate Reshe Associates Barton-Aschman

Marrh 71924
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Implemeniation

Since one of the basic tenants of the proposed developmient is that the Newghborhood and Village Center Masger
Plan will be developed through a combination of public and privawe venturces, it goes withour saying rhat a
aumber of different p‘lrtiL h prnnr')scd
project, either public or private, by assessing irs adherence to the Master Plan conceprs. However, this approac

would seem to place an andue burden on the Planning Staff and the Pl anning omnus won. Should conflicts agise,

1 .hyrn {\4 24

will be invelred. It would be possible o review

as they most cerminty will, this approach also leaves hc Ciry open to charges of “arbitrary and capricious”
1

e e 3 S I i o £V e s
{H[f;,.i,—’_’\_flﬁif.lﬂﬁ of the broad P IAnaing Conceps CEPTEELE

The mosr comman approach s 10 sstablish a special disiricr o facilitare

Plan. This can be donc in 2 number of ways, the two appmpruw of meh Luﬂﬂ 1o create eubu a new
Orverlay Zoning Thstrct for the Master Plan atea, or 2 PLiﬂ'] ed Unit Development for the entire Naghborhood
Master Plan. The aew Ox verlay zoning district would require the development of a new regulation, construceed in
the same formar as exdstng zoning districes. This will require addressing sueh issues as uses by dghs, serbacks, bulk
planes, height restrictions and 2 lc& el of design review that the Ciry deems appropriate. By irs very nature, this
approach will create a refagively rigid and dghddy conteclled approach w the dev Llf)prl'li.’lt of the Auburn Hills
Neighborhood Master Plan, Wlth tb_c planning staff adiministering the beild our of the dstrict based on very well
dcfmcc% guidelines.

The Planned Unit Development process s considered a more desirable appmach because of this process. A
PUD depends on eseblishing a series of guidelines thar may be prescriptive or philosophical in narure. It can
establish goals such s overall floor area ratios (FAR), housing units per acre, percentages of open space, parkiag
requirements and general design guidelines suggesing architectural chatacter, A PUD depends more heavily on
the review process to enfores the spirit of the Magter Plaa concepts,

In ¢ither case, we recommend thar the City strongly consider the establishment of some design guidelines that

address height, bulk, open space, buil ding marerials and general architectural character. This is, in esseace, the next

step in helping the ciazens of Auburn HIHQ ) Lmdcrﬁm']d what they will be recerving and intorming potenial

builders, either public or pm ate, what will be expected of them. It can also be very useful 1o establish an
b

Archirecnural Review Commiitee that Funcrons as an advisor o the Planning Staff and Ciry Council, ©o review

projects for conformance with the design guidelines. This gro sup can be made up of all professionals (i
acchitects, landscape archirects and planners) or it may T’)e a combination of professionals and interested citizens.
Besth approaches have been used successtully. As the concept of design review can be easily incorporated ineo
cither the zoning district or the PUD approach, we Feel that it would be 2 useful teol in maintalning the long-ferm
design quality of the project.

Ferablish an Auburn Road Village Cenrer Orpanization
The erganizaon should be comprised of Avburn Road Village Center property-owners and businesses, There
should also be representation from the C ity and the residental community, The p putpose of the organizadon is o

stablish local leadership for business anraciions, evenrs planning and the crearon of a focused mainienance




program.  Models from other communities are available o review when setting up the enterprise. Dspecially 58
helpful are the Business Improvement Dhstrict (BID) o 1zanons that have been fostersd by the Internztional Lhe City of Auburn FLIU bas embark o spon ai By eniearor Shal will o e chapter it the

dorrg bist e i

n Hills Neggbbor

The Vifluge Conter will become a strong

P - <y . . . . - o R ATy a— e frrera e T e e i b
Diownrown Associatdon, masing a subszntal contribution m local discrict impravemens efforts, f growth and development. The siwcessfid impiementation x

buod M

Piar Iv well nithin the sraib of the €

Avburn Hills Profect Manager of i gk ity of @ whoke. e are bonored & f

. . i - . o . L . -y - / L part of thic develapment and lopks iarmrd i mwrirhiime e o 1A Brnore e ol ualt
Itis also importane that the Ciry of Auburn Hills esaablish, throush the City Managers office, a person responsible : gL pars of 40iS evelgpment andt look forward 10 welebing the changes ad progress that il
~ . . : . [ P - - - . -~ P £l foing i rora o Al e e P orhy e Aot DA
for project implemeneaton. This person may be supported through Tax Increment Financing (TIF) and wark as e place ai o s of be creation of $his Master Plan,

cither an employee of, orunder contract 1o, the Ciry. The role of the liaison is o keep the implementarion of these
I

e all City resources and administrative actions are focused on the implementa-

4 1o me

projecis on track and y
ton. Other dudes include facilitaang developer aegonations and plan reviews, This person would work with the
City Manager to coordinate effores with other governmental entiries, tncluding MIMOT, as required.

Resources for LDevelopment
The City should recognize rhat IMProvemenss in some areas will be facilirared by establishing programs or projects
tor implementadon and ke the inddadve to see these efforts putin place. They include the following:

® A neighborhood residential improvement loan program to be coordinated with HOME
funds for existing home rehabilitation,

® A business improvement loan program to facilitate business TONEZE IMDrGVEmEnTs.
. P Preg 2 k

B Work with MDOT o secure improvements of Aubuorn Road and application of T-2000
funds for dght-ofway improvemnents.

®  Applicarion for “Brownficld” funds to facilitate reuse of the vacant former industrial
parcel at the corner of [-75 and M-59,

®  Coordinare funding sovrces from the Michigan Department of Narral Resousces
(MDNR), Oakdand Counry, City of Auburn Hills and private donors for the
crearion of the public space areas, including the Village Center, Clack Tower,
River Walloway v

em and Village Amphitheater area

= Perform necessary anabvses and cost estmating to expedite the use of DDA TIF
funds for recommended improvements on Auburn Read and Squirrel Road. To
the exrens possible, these funds should be used 1o leverage or complete a firsy stage
cffors for public space bmprovemens.

PaiiabDia Gansler Kue Seebe Associates Barton-Aschman
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(n behalf of the Design Team of Palladia ® Gensler ® Katherine Beebe & Associates ® Barton-Aschman, we wish 65
thank everyone who has worked with us in the development of the City of Auburn Hills Neighborhood Master Plan,
We have been forrunate o be able to participate in 2 community wide effort in the creation of a aew Neighborhood
and Village Cenrer Master Plan. We hope that the experience of this open Masier Plan process has enlightened the
wwareness of esmblishing a...“Sense of Place”.

During the last seven months we have been greadly inspized by the Communiry of Aubum Hills and have genuinely enjoyed
developing the planning conceprs for this Master Plan with you. We are conviaced that these Master Plan concepes are
strong and realistic and will form an excellent basis for the Neighborhood Master Plan and we look forward w working
directly with the Communiry of Auvbura Hills,

We ses this project as a wonderfud opportunity to make a positve impact on the everyday lives of the community for
CEACTANOnS 10 come.

Regards,

Ralph J. Mocerino Philtip €. McCuardy, ALA Kathetine Beebe Joseph AL Marson, PE.
Palladia Gensler Karhetine Beebe & Assoc, Barron- Aschman

CEO Vice President CREO Principz.l Associare

Parianisa Gensier Kawe Beebe Associates Barton-Aschman

March 5. 18489






