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Northeast Corner 
Neighborhood Master Plan

Overview

This document serves as the official record of the nine month planning process which
resulted in the formulation of the Northeast Corner Neighborhood Master Plan.  The
Northeast Corner is the area bounded to the north by Dutton Road, south by Walton
Boulevard, west by M-24, and east by the City of Rochester Hills border.

What is the Northeast Corner Neighborhood Master Plan?

The Northeast Corner Neighborhood Master Plan is a policy guide created to assist City
officials, residents, and land developers in preparing for future growth and change within
the Northeast Corner.

This plan is a powerful expression of the City’s intentions, ultimately serving as a basis
of support for the Zoning Ordinance.  It can improve the City’s legal basis when making
zoning decisions, as the courts have consistently found that one of the methods in
determining the “reasonableness” of a Zoning Ordinance is whether it is in conformance
with the Master Plan.  Without a Master Plan, the “presumption of validity” can be found
lacking, leaving the City more vulnerable to a negative ruling.
 
The Northeast Corner Neighborhood Master Plan serves as an official amendment to the
City’s Generalized Long Range Master Land Use Map, which will be implemented
through the Zoning Ordinance and other municipal codes.

Why does the City need a Master Plan for the Northeast Corner?

In recent years, the following residential projects have been approved, or received
preliminary approval, by the City Council to be developed within the Northeast Corner:

Hawthorn Forest Subdivision  (1993)
127 homes on 85.09 acres / 1.49 homes per gross acre

Heritage in the Hills Site Condominiums  (1998)
281 homes on 154.39 acres / 1.82 homes per gross acre

Paramount Estates Site Condominiums  (1995)
72 homes on 35.00 acres / 2.06 homes per gross acre

Glen Arbors Condominiums  (2001)
94 homes on 36.71 acres / 2.56 homes per gross acre

Thornhill Subdivision  (1999)
52 homes on 20.00 acres / 2.60 homes per gross acre

Shimmons Woodgrove Subdivision  (2000)
53 homes on 16.09 acres / 3.30 homes per gross acre
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The City anticipates additional residential projects being developed within the study area
in years to come as developers try to tap into the new real estate markets.  It appears
that the area is well suited for residential development geared toward “empty nesters” as
baby boomers begin to age and “young professionals” and workers from local
businesses look for places to live close to work.

After decades of little change, the City and residents of the Northeast Corner are
expected to be faced with numerous development proposals.   This plan is the City’s
opportunity to comprehensively direct its future, rather than react in a “knee-jerk” fashion
to each development proposal or issue.   This approach is necessary, since bad land
use decisions will remain as reminders for generations.

Who was involved with the development of the Master Plan?

The minutes provided within this document serve as testimony of the great amount and
debate, deliberation, and research the City Planning Commission, City staff, and
residents went through to create this plan.  Members of the City Council and other City
Boards were also active participants in the formation of the plan.

Throughout the planning process, residents were encouraged to express their opinions
through a series of workshops.  All ideas were heard and taken into consideration.  This
document translates many of these ideas into the master land use map, which is
intended to promote quality development which complements the unique character of
the Northeast Corner.

The highlight of the planning process was the outstanding public participation in
establishing the goals for the plan.  The Planning Commission sponsored an event
called Charting a Vision for the Future:  Neighborhood Visioning Meeting on
October 5, 2000, in which over 100 persons attended.   Those attending were active
participants in the meeting.  They were divided into 13 groups (8 people in each) and
asked to answer the following question:  “What do you want/not want the Northeast
Corner to look like in the future?”

Each group reported its responses for the question, which were put onto a summary list.
At the end of the meeting, all present were asked to vote for their top five responses to
the question by placing colored stickers on the summary list.  The following is the final
tally of the participants' top five responses.

First Priority
Save large trees/woodlands and wetlands

Second Priority
Adopt “open space” requirements for residential areas

Third Priority
Become part of the Rochester Hills or Avondale School District

Fourth Priority
Change current residential density requirement, lower density, and improve R-1 zoning

Fifth Priority
City acquire vacant/wetlands types of lands

2



What are the Master Plan’s goals?

After reviewing the results of the neighborhood visioning meeting, the Planning
Commission formulated the following goals for the Northeast Corner Neighborhood
Master Plan:

First Goal
“Preserve open space and natural features by lowering allowable densities, adopting
open space zoning regulations and setting aside sensitive natural lands as permanent
conservation areas”

Second Goal
“Encourage additional residential development and vary densities so as to offer a range
of housing options, while prohibiting further commercial and industrial development
within existing residential areas”

Third Goal
“Explore, with the next update of the 1999 Recreation and Pathway Master Plans, the
possibility of adding additional recreational facilities, such as bike paths, pocket parks, a
golf course and cross country ski trails”

Fourth Goal
“Pursue needed public and private traffic improvements to accommodate the additional
residential development”

Fifth Goal
“Explore additional streetscape improvements along public roads in the area to improve
community character”

(Note:  The issue of amending the school district boundary from Pontiac to another
district was discussed at length during the planning process.  The City provided
information on the process of amending school district boundary, but left this issue to
individual property owners to pursue.)

What does the Northeast Corner Master Plan Map represent?

The attached Northeast Corner Neighborhood Master Plan Map shows the following
planned land use and road classifications for the neighborhood study area.

Planned Land Use Classification

Single-Family Residential
(2.0 units per gross acre - Traditional Development)
(2.5 units per gross acre - Open Space Development)

The City wishes to encourage new residential projects to preserve open space and be
consistent with the gross density found in the Hawthorn Forest Subdivision (1.49),
Heritage in the Hills Site Condominiums (1.82), and Glen Arbors Condominiums (2.56).   
These developments have been developed around woodlands, wetlands, and open
spaces consistent with the character of the Northeast Corner neighborhood.
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For those developers who wish to develop traditional or conventional residential
developments such as the Thornhill Subdivision or Shimmons Woodgrove Subdivision,
the City would desire to have these projects be developed with larger lots.  While the
exact lot size will be determined during the Zoning Ordinance amendment process, this
plan recommends a density of two units per gross acre.

Amendments to the Zoning Ordinance will be necessary to lower density requirements
and create open space development standards.  These amendments are expected to be
finalized within a few months after the adoption of the plan.

Single-Family Residential Transitional
An area on the plan was identified as single-family transitional due to its unique
relationship of being a transitional area between the Beacon Hill and Knollwood Place
Apartments to the south, Courtyard Manor and Meadow of Auburn Hills Senior Housing
projects to west, and low density detached single-family homes to the north. The City
wishes to encourage the property to be developed as owner-occupied homes with open
spaces.  Attached housing styles may be warranted for sound development of the area.  

Single-Family Residential
These areas represent existing single-family residential development in the Walton
Heights Manor Subdivision and the proposed Meadowbrook Grove Condominiums.  The
Will Rogers Elementary school is also under this land use designation.

Multi-Family Residential
These areas represent existing multifamily developments such as Beacon Hill
Apartments, Knollwood Place Apartments, Courtyard Manor (Senior Housing), Meadow
of Auburn Hills (Senior Housing), Auburn Hills Apartments, Oakland Square Co-ops,
Meadowbrook Villas Condominiums, Meadowbrook Village Apartments, Townhomes of
Meadowbrook, and Lake in the Hills Mobile Home Park.

Non-Residential
These areas represent existing commercial developments along Walton Boulevard and
existing industrial developments along M-24.

Non-Residential Transitional
This designation has been placed on the east portion of the “Fons Landfill” which is
located west of Bald Mountain Road, south of Dutton Road.  Understanding that the
property is unsuitable for residential development, the Planning Commission placed this
land use designation to encourage high tech/office types of developments which would
be sensitive to the adjacent residential areas to the south and east.  No direct vehicular
access will be permitted to Bald Mountain Road.

Wet and Low Areas
Wetlands and low areas are shown on the map as a warning that some areas may have
environmental constraints.  These wet areas are not precisely shown and final
boundaries will require field analysis and determination.

Planned Road Classifications

Two amendments to the 1995 City of Auburn Hills Thoroughfare Plan are recommended:
(1)  Eliminate the connection between Dexter and Bald Mountain from the plan due to
extensive wetlands between the two roads; (2) Plan for Dutton Road to be constructed as
a boulevard at build-out, therefore the planned right-of-way (R.O.W.) has been
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increased from 120 feet to 180 feet.  This improvement will require coordination with the
Road Commission for Oakland County and Orion Charter Township.

“Major Thoroughfares” and “Thoroughfares” (R.O.W. anticipated between 100 feet and
204 feet) planned in the Northeast Corner are Lapeer Road, Dutton Road, and Walton
Boulevard.   “Major Collectors” in the study area are Squirrel Road and Dexter Road.  All
other roads are collectors and local residential streets.
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9,800 sq. ft. Waterford Township
9,600 sq. ft. City of Pontiac
9,600 sq. ft. City of Rochester
9,600 sq. ft. City of Rochester Hills
9,100 sq. ft. Waterford Township
9,000 sq. ft. City of Birmingham
8,500 sq. ft. City of Troy
8,400 sq. ft. City of Auburn Hills
8,400 sq. ft. City of Rochester
8,400 sq. ft. Orion Township
8,400 sq. ft. Village of Lake Orion
8,000 sq. ft. City of Sylvan Lake
8,000 sq. ft. City of Keego Harbor
7,800 sq. ft. Village of Lake Orion
7,200 sq. ft. City of Auburn Hills
7,200 sq. ft. City of Pontiac
7,200 sq. ft. City of Rochester
7,200 sq. ft. Village of Lake Orion
6,600 sq. ft. City of Auburn Hills
6,000 sq. ft. City of Auburn Hills
6,000 sq. ft. City of Rochester
6,000 sq. ft. City of Keego Harbor
6,000 sq. ft. City of Birmingham
4,500 sq. ft. City of Birmingham

Lot Sizes - Largest to Smallest

130,680 sq. ft. City of Lake Angelus
130,680 sq. ft. Independence Township
108,000 sq. ft. Orion Township
100,000 sq. ft. Oakland Township
87,120 sq. ft. City of Bloomfield Hills
65,340 sq. ft. City of Bloomfield Hills
65,340 sq. ft. Orion Township
65,340 sq. ft. Independence Township
60,000 sq. ft. Oakland Township
60,000 sq. ft. City of Orchard Lake
43,560 sq. ft. City of Bloomfield Hills
43,560 sq. ft. Waterford Township
40,000 sq. ft. Oakland Township
40,000 sq. ft. City of Orchard Lake
33,000 sq. ft. Independence Township
32,670 sq. ft. City of Bloomfield Hills
30,000 sq. ft. Orion Township
30,000 sq. ft. City of Lake Angelus
30,000 sq. ft. West Bloomfield Township
22,000 sq. ft. Oakland Township
22,000 sq. ft. Bloomfield Township
21,780 sq. ft. City of Troy
20,000 sq. ft. City of Rochester Hills
20,000 sq. ft. Bloomfield Township
20,000 sq. ft. City of Birmingham
16,000 sq. ft. City of Pontiac
16,000 sq. ft. Bloomfield Township
16,000 sq. ft. City of Clarkston
15,000 sq. ft. City of Troy
15,000 sq. ft. City of Rochester Hills
15,000 sq. ft. City of Rochester
15,000 sq. ft. Independence Township
15,000 sq. ft. West Bloomfield Township
15,000 sq. ft. City of Orchard Lake
14,000 sq. ft. Orion Township
12,500 sq. ft. West Bloomfield Township
12,000 sq. ft. City of Rochester Hills
12,000 sq. ft. City of Clarkston
10,800 sq. ft. Orion Township
10,500 sq. ft. City of Troy
10,000 sq. ft. West Bloomfield Township
10,000 sq. ft. City of Sylvan Lake
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Community    Lot Size        Lot Width

City of Troy (with sanitary sewers)
R-1A 21,780 sq. ft. 120 ft.
R-1B 15,000 sq. ft. 100 ft.
R-1C 10,500 sq. ft. 85 ft.
R-1D 8,500 sq. ft. 75 ft.

Bloomfield Township (with sanitary sewers)
R-3 22,000 sq. ft. 130 ft.
R-2 20,000 sq. ft. 120 ft.
R-1 16,000 sq. ft. 100 ft.

City of Orchard Lake
Res Zone 4 60,000 sq. ft. 125 ft.
Res Zone 3 40,000 sq. ft. 85 ft.
Res Zone 2 20,000 sq. ft. 65 ft.
Res Zone 1 15,000 sq. ft. 65 ft.

West Bloomfield Township
R-30 30,000 sq. ft. 125 ft.
R-15 15,000, sq. ft. 100 ft.
R-12.5 12,500 sq. ft. 80 ft.
R-10 10,000 sq. ft. 70 ft.

City of Sylvan Lake
R-2 10,000 sq. ft. 75 ft.
R-1 8,000 sq. ft. 65 ft.

City of Keego Harbor
R-2 8,000 sq. ft. 70 ft.
R-1 6,000 sq. ft. 50 ft.

City of Birmingham
R1-A 20,000 sq. ft.        Width based
R-1 9,000 sq. ft.         on side yard
R-2 6,000 sq. ft.          setbacks
R-3 4,500 sq. ft.

City of Bloomfield Hills
A-1 87,120 sq. ft. 200 ft.
A-2 65,340 sq. ft. 175 ft.
A-3 43,560 sq. ft. 150 ft.
A-4 32,670 sq. ft. 125 ft.

Waterford Township (with sanitary sewers)
S-F 43,560 sq. ft. 120 ft.
R-1A 9,800 sq. ft. 70 ft.
R-1B 9,100 sq. ft. 65 ft.

Community   Lot Size          Lot Width

City of Auburn Hills
R-1 8,400 sq. ft. 70 ft.
R-2 7,200 sq. ft. 60 ft.
R-3 6,600 sq. ft. 50 ft.
R-4 6,000 sq. ft. 50 ft.

City of Pontiac
R-1B 16,000 sq. ft. 100 ft.
R-1A 9,600 sq. ft. 80 ft.
R-1 7,200 sq. ft. 60 ft.

City of Lake Angelus
AG 130,680 sq. ft. 200 ft.
RES 30,000 sq. ft. 100 ft.

City of Rochester Hills
R-1 20,000 sq. ft. 100 ft.
R-2 15,000 sq. ft. 100 ft.
R-3 12,000 sq. ft. 90 ft.
R-4 9,600 sq. ft. 80 ft.

City of Rochester
R-5 15,000 sq. ft. 100 ft.
R-4 9,600 sq. ft. 80 ft.
R-3 8,400 sq. ft. 70 ft.
R-2 7,200 sq. ft. 60 ft.
R-1 6,000 sq. ft. 50 ft.

Orion Township
SF 108,000 sq. ft. 165 ft.
SE 65,340 sq. ft. 165 ft.
SR 30,000 sq. ft. 120 ft.
R-1 14,000 sq. ft. 100 ft.
R-2 10,800 sq. ft. 80 ft.
R-3 8,400 sq. ft. 70 ft.

Village of Lake Orion
R-1A 8,400 sq. ft. 70 ft.
R-1B 7,800 sq. ft. 65 ft.
R-1LF 7,200 sq. ft. 60 ft.

Oakland Township
VLRD 100,000 sq. ft. 200 ft.
LRD 60,000 sq. ft. 150 ft.
LMRD 40,000 sq. ft. 130 ft.
MHRD 22,000 sq. ft. 120 ft.

City of Clarkston
R-1 16,000 sq. ft. 80 ft.
R-2 12,000 sq. ft. 65 ft.

Independence Township
R-1R 130,680 sq. ft. 200 ft.
R-1C 65,340 sq. ft. 200 ft. 
R-1B 33,000 sq. ft. 125 ft.
R-1A 15,000 sq. ft. 100 ft.
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