
AGENDA 
 
 
 
 
 

Planning Commission 
Wednesday, September 10, 2025  7:00 p.m. 

 

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

 

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

 

 
1. MEETING CALLED TO ORDER 
 
2. ROLL CALL OF PLANNING COMMISSION 

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

 
4. APPROVAL OF MINUTES – August 6, 2025 

 
5. PETITIONERS 
 

5a. Municipal Campus Fuel Island 
 Public Hearing / Motion - Recommendation to City Council for Site Plan and Tree Removal Permit approval to 

construct a new municipal fueling island 
 

 5b. Text Amendment to the Zoning Ordinance 
Public Hearing / Motion - Recommendation to City Council for approval of a text amendment to amend Article 
IX. B-2, General Business Districts of the Zoning Ordinance 

 
6. UNFINISHED BUSINESS – None 

 
7. NEW BUSINESS 
 
8. COMMUNICATIONS 

 
9. NEXT SCHEDULED MEETING – Wednesday, October 8, 2025 at 7:00 p.m. – Council Chamber 
 
10. ADJOURNMENT   
 NOTE: Anyone planning to attend the meeting who needs special assistance under the Americans with Disabilities Act (ADA) is 
asked to contact the City Clerk's Office at 248-370-9402 or the City Manager's Office at 248-370-9440 48 hours before the meeting.  
Staff will be pleased to make the necessary arrangements.  

 
 
 

IMPORTANT NOTICE TO PETITIONERS 
Items will be presented to the City Council on Monday, September 22, 2025. It will be necessary for 
you to have a representative present to answer any questions from the City Council.  CITY COUNCIL 
WILL NOT ACT ON YOUR ITEM IF YOU OR YOUR REPRESENTATIVE ARE NOT PRESENT. 

http://www.auburnhills.org/


CITY OF AUBURN HILLS  
PLANNING COMMISSION  

MINUTES 
NOT YET APPROVED 

 
CALL TO ORDER:  Chairperson Ouellette called the meeting to order at 7:00 p.m. 
 
ROLL CALL: Present: Carolyn Shearer, Darlene MacMillan, Jack Ferguson, Cynthia Pavlich, Raymond 

Saelens, Sam Beidoun, Dominic Patrus, Greg Ouellette 
 Absent:  Dominick Tringali 

Also Present:  Director of Community Development Steve Cohen, Director of Recreation and 
Senior Services Karen Adcock, and Senior Services Program Coordinator Jacqueline Monroy  
Guests: 7 

 
LOCATION:  Council Chambers, 1827 N. Squirrel Road, Auburn Hills, MI  48326 
 
3.   PERSONS WISHING TO BE HEARD 
 
4.   APPROVAL OF MINUTES – May 7, 2025 
 
Moved by Beidoun to approve the minutes of May 7, 2025. 
Second by Saelens. 
VOTE: Yes: Shearer, MacMillan, Ferguson, Pavlich, Saelens, Beidoun, Patrus, Ouellette 
 No: None         Motion Carried (8-0) 
 
Mr. Ouellette welcomed new Planning Commissioner Patrus to his first meeting. 
 
5.   PETITIONERS 
 
5a.  Brose Parking Lot Addition (7:01 p.m.) 
Public Hearing/Motion – Recommendation to City Council for Site Plan and Tree Removal Permit approval 
to expand the parking at the facility. 
 
This is a request from Brose North America to construct an additional 75 parking spaces at its North American 
headquarters facility located at 3933 Automation Avenue. 
 
The new parking area will expand the facility’s overall parking capacity to 420 spaces. In addition to landscaping, 
the applicant will install lighting and monitored security cameras in the new parking area for the safety of its 
employees. The facility’s main parking lot will be restriped to add one additional barrier-free parking space, as 
required by the Zoning Ordinance. 
 
The project requires 54 replacement trees. Only 24 replacement trees will be planted on the site because of limited 
space, as the site is heavily wooded. The financial equivalent of the remaining 30 trees will be paid into the City’s 
Tree Fund before the start of tree removal from the site. 
 
Kenneth Kappler, Brose North America, Inc., 3933 Automation Ave., Auburn Hills, MI 48326  and Mason 
Brown, Mason L. Brown & Associates, 2708 Bridle Road, Bloomfield, MI 48304 were available to answer any 
questions of the Commission.  
 
The Commission asked about the following: 
 

1. Does the applicant own the surrounding property; 
2. Why the parking lot was not shifted to the south; 
3. The number of employees at this location; 
4. The type of business conducted by Brose; 
5. The total number of employees; 
6. The design and capacity of the retention pond; 
7. Clean up of the retention pond. 

August 6, 2025 
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Mr. Kappler stated that Brose owns the property all the way to I-75. The location of the parking lot was chosen to 
impact the fewest number of trees. Mr. Kappler stated that there will be approximately 400 employees at this 
location after their back-to-work initiative becomes effective. Brose is an automotive supplier and has thousands of 
employees in their North American locations, with 28,000-30,000 employees worldwide. 
 
Mr. Brown explained that the original retention pond was designed with more capacity than necessary. For this 
reason, there will be no additional load on the existing retention pond. The retention pond will be cleaned up as 
needed. Mr. Cohen explained that OHM will monitor the clean-up that is required on all new renovation projects. 
 
Mr. Ouellette opened the public hearing at 7:09 p.m. 

There being no public comments, Mr. Ouellette closed the public hearing at 7:09 p.m. 

Moved by Beidoun to recommend to City Council approval of the Site Plan and Tree Removal Permit for 
Brose North America, Inc. subject to the conditions of the City’s Administrative Review Team.  
Second by Saelens. 
VOTE: Yes: Saelens, MacMillan, Beidoun, Patrus, Pavlich, Shearer, Ferguson, Ouellette 
No: None          Motion Carried (8-0) 
 
6.     UNFINISHED BUSINESS – None. 
 
7.     NEW BUSINESS 
 
7a. Presentation by Karen Adcock and Jackie Monroy – Age-Friendly Auburn Hills Y2025-2030 Action  
  Plan 
Karen Adcock, Director of Recreation and Senior Services, and Jacqueline Monroy, Age-Friendly Planning 
Assistant/Senior Services Program Coordinator, provided an overview of the Y2025-2030 Age-Friendly Action Plan.  
 
They highlighted the following action items that will be implemented by City departments, with assistance from 
partners such as Oakland University’s HOP UP PT program and Rochester Christian University’s nursing students: 
 
Domain: Communication & Information 

• Reorganize the Senior Support Services website to more effectively showcase the resources available to 
seniors in Auburn Hills. 

• Better advertise the new resident packet to new Auburn Hills residents. 
• Make the printed newsletter compliant with upcoming ADA laws. 
• Create and circulate magnets with important City information. 
• Include a director in the newsletter with information on what each department does. Use the directory for 

the main phone line to get residents to the right departments. 
 
Domain: Social & Civic Participation 

• Improve the promotion of all transportation options. 
• Explore a partnership with higher education between students and older adults to earn college credits in 

exchange for chore services. 
• Create a City citizens academy for Auburn Hills residents to meet and understand every department. 
• Explore partnerships with a local school district for a senior swim program. 
• Increase the number of nature programs. 
• Redesign one of the current parks to be more inclusive of different abilities. 

 
Domain: Public Safety & Emergency Preparedness 

• Increase scam education for all ages. 
• Explore an initiative to improve house identification. 
• Provide emergency preparation classes for Auburn Hills residents. 
• Provide personal safety and self-defense classes for all ages. 
• Create a fillable, tear-out emergency plan worksheet in the newsletter that residents can complete with 

their households. 
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Moved by Patrus to adopt and recommend the adoption to the City Council of the Age-Friendly Auburn 
Hills Y2025-2030 Action Plan. 
Second by Saelens. 
VOTE: Yes: Pavlich, Shearer, Saelens, MacMillan, Beidoun, Patrus, Ferguson, Ouellette 
No: None          Motion Carried (8-0) 
 
7b. Motion – Adopt the Y2024-2025 Auburn Hills Planning Commission Annual Report 
The following are highlights from the Y2024-2025 Planning Commission Annual Report: 
 
• The Commission held eight meetings and recommendations were made to the City Council on 16 development- 
   related items. 
 
•  Notable projects included: 
   • The Learning Experience; 
   • Oakland Christian School – Parking Expansion; 
   • Wescast Industries, Inc.; 
   • Alo’s Sports Bar; 
   • 975 South Opdyke Self Storage Redevelopment PUD; 
   • Chillbox Corporate Headquarters; 
    
•  Text Amendments to the Zoning Ordinance 
   • Zoning standards in preparation for the planned extension of the municipal parking structure in the Downtown; 
   • Off-street parking, based on recommendations of the February 2024 Downtown Parking Study; 
   • Amending PUD standards; 
   • Multi-family residential developments in the T&R District. 
 
•  Green Infrastructure Vision Map. 
 
•  Revised Architectural Design Policy. 
 
•  City of Auburn Hills 2025 Residential Build-Out Analysis and Future Growth Study. 
 
•  City of Auburn Hills Housing Policy Statement 
   • Increase Opportunities for Homeownership 
   • Preserve the Character of Established Large-Lot Neighborhoods 
   • Consider Population Growth in Non-Residential Areas Where Appropriate 
  
•  Support Staff Training – Mr. Cohen participated in several training opportunities in 2024 and 2025 to further 

advance his skills and maintain Certification Maintenance credits for the current reporting period. Devin Lang 
attended the Michigan Chapter of the American Planning Association Conference in Grand Rapids from 
September 25-27, 2024. 

 
•  Commission Training – Members Beidoun, Ferguson, and MacMillan attended the Michigan Chapter of the  
   American Planning Association Conference in Grand Rapids in September 2024. Member Ferguson also  
   participated in a MAP seminar on managing risk.  
 
•  Planning Activities per City Council’s Y2025-2026 Strategic Goals & Objectives 
   • Explore options for industrial redevelopment within the community. 
   • Continue to foster development along the M-24/Opdyke Road Corridor. 
   • Focus redevelopment efforts on TIFA, city-owned, and private properties. 
   • Continue to keep Auburn Hills friendly and livable for all ages and abilities. 
   • Pursue redevelopment opportunities and incentivizing redevelopment; plan for potential changes with existing  
     commercial properties. 
   • Explore opportunities for repurposing hotels. 
   • Leverage to the greatest degree our natural resources, parks, pathways and waterways. 
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Moved by Pavlich to adopt the Y2024-2025 Auburn Hills Planning Commission Annual Report. 
Second by MacMillan. 
VOTE: Yes: Beidoun, MacMillan, Pavlich, Patrus, Saelens, Shearer, Ferguson, Ouellette 
No: None          Motion Carried (8-0) 
 
8.     COMMUNICATIONS 
 
8a. Planning Michigan Conference 2025 in Kalamazoo/October 22-24, 2025 
Mr. Cohen stated that four members of the Planning Commission may attend the conference per the City’s budget..  
 
Moved by Pavlich to send Mr. Beidoun, Ms. MacMillan, Mr. Ferguson, and Mr. Patrus to the Planning 
Michigan Conference in Kalamazoo this October. 
Second by Shearer.  
VOTE: Yes: Shearer, Pavlich, Beidoun, MacMillan, Patrus, Saelens, Ferguson, Ouellette 
No: None          Motion Carried (8-0) 
 
Mr. Ouellette again welcomed Mr. Patrus to the Commission. Mr. Patrus introduced himself and shared his 
background. 
 
The Commission was invited to attend the celebration of the retirement of Karen Adcock, Director of Recreation 
and Senior Services, which will be held on Wednesday, October 1, 2025 from 1:00 p.m. to 3:00 p.m. 
 
9.     NEXT SCHEDULED MEETING 
The next scheduled meeting is on Wednesday, September 10, 2025 at 7:00 p.m. in the Auburn Hills Council 
Chambers.  
 
10.   ADJOURNMENT 
There being no further business, Chairperson Ouellette adjourned the meeting at 7:51 p.m.  
 
Submitted by: 
Susan McCullough, MiPMC III, CMC 
Recording Secretary 



 

   

 

MEETING DATE:  SEPTEMBER 10, 2025 AGENDA ITEM NO 5a. 

 COMMUNITY DEVELOPMENT 
 

To:  Chairperson Greg Ouellette and the Planning Commission 
From: Steven J. Cohen, AICP, Director of Community Development, Devin Lang, Assistant 

Director of Community Development 
Submitted: September 5, 2025 
Subject: Auburn Hills Municipal Campus - Fuel Island    
 Public Hearing / Motion – Recommendation to City Council for Site Plan and Tree 

Removal Permit Approval 
 
INTRODUCTION AND HISTORY 
This is a request from the Auburn Hills Tax Increment Finance Authority and Department of Public Works to 
construct a dual dispenser fuel island on the City’s municipal campus, located at 1827 N. Squirrel Road. The new 
fuel island, which will serve only municipal vehicles, will not be available for public use.   
 
The island will provide a secondary location for refueling municipal vehicles with gasoline, diesel, and diesel exhaust 
fluid.  This addition will reduce the City’s reliance on its current fueling point at the Department of Public Works 
facility.  Locating this resource at the municipal campus will enhance fleet operations, maintain the readiness of 
emergency vehicles, and reduce service interruptions caused by traveling off-site to refuel.  

CITY OF AUBURN HILLS 

PLANNING COMMISSION AGENDA 

Illustrated Site Plan 
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INTRODUCTION AND HISTORY (cont.) 
Currently, the only location available for refueling municipal vehicles is the Department of Public Works facility, 
located at 1500 Brown Road, situated in the northernmost part of the City.   This creates a reliability issue and 
inefficiencies for the Police, Fire, and Senior Services Department, located on the municipal campus, as well as Fire 
Station #1, located Downtown. Currently, these vehicles must travel 10-17 miles round-trip to the Department of 
Public Works facility to refuel.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
KEY ISSUES 
1. Community Center - Playground Removal 

The playground west of the Community Center was 
slated for replacement in 2027; however, to minimize 
grading and maximize the amount of trees preserved, the 
playground will be removed as part of this project.  The 
playground will be replaced. The Department of Public 
Works will collaborate with the Department of 
Recreation and Senior Services to identify an appropriate 
location on the municipal campus for the construction of 
a new playground in 2026.  

Existing Fuel Island at DPW - 1500 Brown Road, and Proposed Municipal Campus Fuel Island 

Existing playground to be removed 
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Enhanced architectural features were added to the fuel island canopy and control building 

 
KEY ISSUES (cont.) 
2. Enhanced Landscaping and Architectural Design 

To mitigate the aesthetic impact of the fuel island, the site has been designed to maximize landscaping and 
screening by preserving as many existing trees and associated vegetation as possible and installing new 
plantings between the fuel island and the Community Center.  In addition to enhanced landscaping, the fuel 
island canopy and control building have been designed to incorporate Colonial Revival elements with New 
England farmhouse influences, similar to those found in the Community Center and other buildings on the 
municipal campus.   
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STAFF RECOMMENDATION 
Please be advised that the City’s Administrative Review Team has reviewed this project and recommended 
approval. 
 
Staff recommend Approval of the Site Plan and Tree Removal Permit and offer the following discretionary findings 
of fact: 
1. The Site Plan contains sufficient basic information required by the Zoning Ordinance for a recommendation. 
2. The requirements of Section 1815, Items 7A-7E of the Zoning Ordinance can be met as follows: 

a) All requirements and standards of the Zoning Ordinance and other City Ordinances can be met. 
b) Safe, convenient vehicular ingress/egress has been depicted; primary access will be to Seyburn Drive. 
c) Traffic circulation features within the site avoid common traffic problems and can promote safety. 
d) A satisfactory and harmonious relationship will exist between the proposed development and the 

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

characteristics of the subject parcel or the adjacent area. 
3. Greenbelts will be provided. 
4. Landscape requirements will be met, and calculations have been submitted.     
5. A note indicates that exterior lighting shall meet the requirements of the Zoning Ordinance.  Pole and wall-

mounted lighting shall be shielded and directed downward.  The light poles will not exceed 22 feet in height. 
Lamp bulbs and lenses shall not extend below the light fixture shields.    

6. A note indicates that outside storage, including pallet storage, overnight vehicles, and trailer storage, will not 
be permitted. 

7. A Tree Removal Permit is required - 56 replacement trees are required, and 72 replacement trees are 
proposed.  

 
RECOMMENDED ACTION 
Move to recommend to City Council approval of the Site Plan and Tree Removal Permit for the Auburn Hills 
Municipal Campus Fuel Island subject to the conditions of the City’s Administrative Review Team. 
 





   

Planning Commission  
Public Notice 

 
 
Meeting Date, Time, and Location: 
 

Wednesday, September 10, 2025, at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Project Name: Municipal Campus Fuel Island 
 

General Property Location: 1827 N. Squirrel Rd. 
Generally located at the southwest corner of Squirrel Road and 
University Drive (Part of Sidwell No. 14-13-300-008) 
 

Applicant: City of Auburn Hills – Department of Public Works 
 

Nature of the Request: Recommendation to City Council for Site Plan and Tree Removal 
permit approval to construct a new municipal fueling island 
 

City Staff Contact: Stephen Baldante  
Director of Public Works (248) 364-6902 
 
Devin Lang 
Assistant Director of Community Development (248) 364-6946 
 

 

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

 

 

LOCATION MAP 

 



 
 
 

OHM Advisors® 
2365 PONTIAC RD, SUITE 201 
AUBURN HILLS, MICHIGAN 48326 

T 248.751.3100 
F 248.287.4201 OHM-Advisors.com 

 

September 5, 2025 
 
 
Mr. Steven Cohen, AICP 
Director of Community Development 
CITY OF AUBURN HILLS 
1827 North Squirrel Road 
Auburn Hills, Michigan 48326 
 
 
RE: City Campus Fueling Station  
 Site Plan 1st Review  
 
 
Dear Mr. Cohen: 
 
We have prepared this summary regarding the above referenced project with respect to grading, paving, storm 
drainage/detention, and availability of municipal utilities to serve the site. The site plan was prepared by OHM on 
behalf of the City as this is a public infrastructure project. The site comments are noted below. 
 
PERMITS: 
Various permits will be required for this site, including but not limited to the following: 
 

 Soil erosion permit from O.C.W.R.C. 
 Water main extension permit from E.G.L.E. 

 
GENERAL: 
The site is located on the Auburn Hills Civic Campus, west of the Community Center.  The City is proposing to 
construct a new fuel station at this location to improve fleet operations with City vehicles not having to travel to the 
DPW site on Brown Road for fueling. The fuel station will consist of two pumps for diesel and gasoline.  The station 
will include a canopy over the pumps as well as a small control building and vacuum pedestal on the south side of 
the site.  The site is part of the larger Civic Campus parcel, which is zoned One Family Residential (R-1).  The 
adjacent property to the west is zoned Technology & Research (T&R). A legal description of the overall parcel is 
included on the plan. The City of Auburn Hills Standard Notes and Fire Department Notes are included on the 
plan. A landscape plan and a soil erosion and sedimentation control plan were included in the plan set and appear 
to be acceptable.   
 
It should be noted that the existing play structure adjacent to the Community Center will be removed as part of the 
project.  A new play structure is being planned for a different location on the Civic Campus.  In addition, the project 
will also include reconstruction of a portion of Seyburn Blvd, pavement replacement within the Community Center 
and Library parking lots, and water main looping. 
 
MUNICIPAL UTILITIES: 
There is an existing 8-inch water main that extends along the north side of the Community Center, ending with a 
hydrant near the northwest corner of the building.   The project will include installation of new 8-inch water main 
from the end of this main, through the new fuel station drive and north along Seyburn Blvd to connect to existing 
water main west of the Library.  This new water main will create an additional loop within the system for improved 
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service to the Community Center.  A new fire hydrant is proposed at the corner of the fuel station driveway to 
provide adequate coverage for the new facility.  No new water service is proposed for the fuel station.  
 
There is an existing 12-inch sanitary sewer that runs along the east side of Seyburn Blvd and through the proposed 
site, continuing south through the Civic Campus parcel. No new sanitary sewer or services are proposed as part of 
the new fuel station.  The proposed pavement for the fuel station has been set so that the existing sanitary sewer 
manhole will be located within the pavement area to allow for maintenance access by the City DPW.  
 
STORM SEWER AND DETENTION: 
The site is part of the City’s Civic Campus, which has been allocated storm water runoff to the downstream drainage 
system at an average C-factor of 0.60.  The additional impervious area resulting from the new fuel station pavement 
does not significantly change the overall site runoff and the overall C-factor is still well below what is allocated.  
Therefore, no additional detention is required for the proposed fuel station improvements.   
 
Storm water runoff for the site will be collected via a series of catch basins and routed to existing storm sewer near 
the northwest corner of the Community Center.  This storm sewer flows east in front of the building, then south to 
the existing drainage course through the Civic Campus, and ultimately to Galloway Creek. A water quality unit has 
been indicated on the plans prior to the storm water exiting the site in accordance with City requirements.  
 
TRAFFIC/PAVING: 
The fuel station will include a new drive approach at the end of Seyburn Blvd to access the site.  The site will include 
a large area of asphalt pavement for vehicle maneuvering to the fuel pumps as well as fuel delivery truck access.  A 
vehicle turning diagram is included on the plan.  An approximately 40-ft by 50-ft concrete pad will be located around 
the pumps and fuel tank area.  Pavement details for the proposed asphalt and concrete sections are included in the 
plan meeting City requirements.  New concrete sidewalk is proposed from the existing sidewalk in front of the 
Community Center along the west side of the building to provide improved access to an existing door. 
 
GRADING: 
Existing and proposed grades are shown with contours and spot elevations. The site significantly slopes to the south 
and east, and the proposed site grading is consistent with that pattern.  Slope grading around the proposed pavement 
areas are 1 on 4 or less per City standards. Pavement slopes are also consistent with City standards and are to remain 
between 1% and 6% for drive areas and between 1% and 4% for parking areas. Sidewalk slopes shall comply with 
ADA standards. No retaining walls are proposed for this site.  
 
RECOMMENDATIONS: 
The site plan is in substantial compliance with City of Auburn Hills requirements, and has been stamped “Approved” 
by our office.  If you have any questions or are in need of any further information, please feel free to contact our 
office. 
 
Sincerely, 
OHM Advisors 

 
 
_________________________________ 
Timothy J. Juidici, P.E. 
 
Transmitted via e-mail to Steven Cohen: September 5, 2025 
 

cc: File 
P:\0101_0125\0120240410_CITY_CAMPUS_FUEL_ISLAND\PM\CORRESPONDENCE\CAMPUS_FUEL_STATION_SITE 
REV.DOCX 



  
 
 

                                                   
 

MEMORANDUM 
 
TO:   Steve Cohen, Director of Community Development   
FROM:  Brandon Hollenbeck, Lieutenant  
DATE:  September 4, 2025 
SUBJECT:   City Campus Fueling Station Site Plan  
____________________________________________________________________________ 
 
I have reviewed the site plan for the City Campus Fueling Station located at 3350 Seyburn Drive.  We 
have no objections to the project as presented in the site plan.   

POLICE DEPARTMENT 
1899 North Squirrel Road 
Auburn Hills, MI  48326  
 

    
 



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

 

   
 
 

 

Official Memorandum 
 
 
To: Steve Cohen, Director of Community Development 
From: Fred Solomon, Fire Inspector 
Date: September 2, 2025 
Re: Site Plan Review  
 
 
PROJECT:  Campus Fuel Island 
 

XXX Approved  
 Approved Subject to the following revisions: 

 Denied  
 
 
No comments 
 
 
 
 
 
 

 
 
Fred Solomon 
Fire Inspector 
Auburn Hills Fire Department 
 
  
 
 
 
 

AUBURN HILLS 
FIRE DEPARTMENT 

 
 

 



Site Specific, Inc. 

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

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

1 

 
September 5, 2025 
 
Steve Cohen, Director Community Development 
City of Auburn Hills, Community Development Department 
1827 North Squirrel Road 
Auburn Hills, MI 48326 
 
Subject:  City Campus Fuel Station, Auburn Hills, MI 
 
Dear Mr. Cohen, 
 The submittals regarding the above-mentioned project were reviewed and a site visit made. 
See tree detail chart below for tree inventory, removal and replacement tree requirements.  

TREE DATA TABLE   

DESCRIPTION TOTAL TREES 
Required/REPLACEMENT 

TREES 

Total Trees Surveyed 101  

Trees Saved 50 0 

Removed Regulated Trees 33 33 

Non-regulated/Dead Trees 
Removed  

9 0 

Removed Landmark Trees 8 (232” x .25)/2.5  23 

TOTAL Required Replacement Trees   56 Trees 

 
Applicant is removing 41 regulated trees at the site; 8 are Landmark trees.  Total replacement trees 
required to satisfy the Woodlands Ordinance is 56; 33 + (232 x .25)/2.5). The landscape plans 
provide 72 trees.  
Woodland consultant reserves the right to identify trees requiring individual tree protection prior to 
land clearing. Land clearing to commence after November 1, 2025 to prevent oak wilt. This project 
is approved based on site conditions, tree inventory data, accompanying landscape plans, as stated. 
 
Best regards, 
 
 
Julie Stachecki  
City of Auburn Hills Woodland Consultant 
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Community Development 

City of Auburn Hills 

1827 N Squirrel Rd  

Auburn Hills, MI 48326 

  

 

August 19, 2025 

 

 

RE:  Proposed Fuel Dispensing Island at Municipal Campus  

 

Dear Neighbor,  

 

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

the City has filed an application to construct a new municipal vehicle fueling station on the City campus, 

at 1827 N. Squirrel Road. 

 

The proposed fueling island will contain one dual dispenser pump and will provide a centrally located 

station to serve municipal vehicles only. This addition will reduce reliance on the City’s current fueling 

point at the Department of Public Works facility. Locating this resource at the municipal campus will 

enhance fleet operations, maintain the readiness of emergency vehicles, and reduce service interruptions 

caused by traveling off-site to refuel. 

 

Situated west of the Auburn Hills Community Center, the fueling island will be accessible via a dedicated 

driveway off Seyburn Drive. To complement the surrounding area, the fueling island will be designed 

with extensive landscaping and enhanced architectural features to minimize visual impact and blend with 

the municipal campus setting. 

 

The City of Auburn Hills Planning Commission is scheduled to review the project on Wednesday, 

September 10, 2025. If you have any questions, comments, or concerns, please do not hesitate to contact 

me at (248) 364-6946 or Stephen Baldante, Director of Public Works, at (248) 364-6902. 

 

 

Thank you, 

 

 

 

 

 

Devin Lang  

Assistant Director of Community Development  

 

  

- See Reverse Side -  
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Location Map 

Site and Landscape Plan 

Fuel Island  
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3350 E SEYBURN DRIVE
AUBURN HILLS, OAKLAND COUNTY, MICHIGAN

PARCEL ID: 14-13-300-008
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(4) LI-SS
(1) PA-AC

(2) CO-RA
(7) VI-AC(2) CO-RA

(3) HA-IN

(1) TI-CO
(1) SA-AL

(1) TI-CO

(2) QU-RU

(4) PS-ME

(4) RH-AR

(4) PI-PU

(3) TS-CA

(2) AM-CA

(3) CO-RA

(3) AB-BA

(1) CO-RA

(2) CO-RA

(2) RH-AR

(4) PI-AB

(7) RH-AR

(1) TI-CO

(1) SA-AL

(1) PA-AC

(3) PI-AB(7) VI-AC

(12) VI-AC
(3) PI-PU

(1) PI-RE

(2) PI-RE

(5) PS-ME

(19) RH-AR

(6) LI-SS

(5) HA-IN

(2) PA-AC

(3) AB-BA

(3) AB-CO

(11) VI-AC

(1) HA-IN

(1) SA-AL

(1) SA-AL

DESCRIPTION SURVEYED TREES REPLACEMENT TREES

10 0
8 23

33 33
53 0

TOTALS 104 56

TOTAL LANDSCAPE TREES 56 72

CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

DECIDUOUS TREES
LI-SS 10 LIQUIDAMBAR STYRACIFLUA 'SLENDER SILHOUETTE' SLENDER SILHOUETTE SWEET GUM 2.5" CAL. B&B
PA-AC 4 PLATANUS X ACERIFOLIA LONDON PLANE TREE 2.5" CAL. B&B
QU-RU 2 QUERCUS RUBRA NORTHERN RED OAK 2" CAL. B&B
SA-AL 4 SASSAFRAS ALBIDUM SASSAFRAS 2" CAL. B&B
TI-CO 3 TILIA CORDATA LITTLELEAF LINDEN 2.5" CAL. B&B

EVERGREEN TREES
AB-BA 6 ABIES BALSAMEA BALSAM FIR 5` HT. B&B
AB-CO 3 ABIES CONCOLOR WHITE FIR 8` HT. B&B
PI-AB 7 PICEA ABIES NORWAY SPRUCE 8` HT. B&B
PI-PU 7 PICEA PUNGENS GLAUCA COLORADO BLUE SPRUCE 8` HT. B&B
PI-RE 3 PINUS RESINOSA RED PINE 8` HT. B&B
PS-ME 9 PSEUDOTSUGA MENZIESII DOUGLAS FIR 8` HT. B&B
TS-CA 3 TSUGA CANADENSIS EASTERN HEMLOCK 5` HT. B&B

ORNAMENTAL TREES
AM-CA 2 AMELANCHIER CANADENSIS SERVICEBERRY 2" CAL. B&B MULTI-STEM
HA-IN 9 HAMAMELIS X INTERMEDIA 'ARNOLD PROMISE' ARNOLD PROMISE WITCH HAZEL 2" CAL. B&B MULTI-STEM

PLANT SCHEDULE

14% 14%
6% 6%
3% 3%
6% 6%
4% 4%

CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

DECIDUOUS SHRUBS
CO-RA 10 CORNUS RACEMOSA GRAY DOGWOOD 3 GAL. CONT.
RH-AR 32 RHUS AROMATICA FRAGRANT SUMAC 3 GAL. CONT.
VI-AC 37 VIBURNUM ACERIFOLIUM MAPLELEAF VIBURNUM 3 GAL. CONT.

PLANT SCHEDULE

TOTAL 72

TOTAL 79

8% 13%4%
10% 19%10%
4% 4%

13% 13%
4% 4%

3% 3%
13% 13%

DR
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FINISH FLOOR
EL = 100'-0"

TRUSS BEARING
EL = 108'-1 1/8"

BUILDING HEIGHT
EL = 110'-4"

PEAK HEIGHT
EL = 112'-0" 12

6
12

6

FINISH FLOOR
EL = 100'-0"

TRUSS BEARING
EL = 108'-1 1/8"

T/DOOR
EL = 107'-0"

BUILDING HEIGHT
EL = 110'-4"

PEAK HEIGHT
EL = 112'-0"

FINISH FLOOR
EL = 100'-0"

TRUSS BEARING
EL = 108'-1 1/8"

BUILDING HEIGHT
EL = 110'-4"

PEAK HEIGHT
EL = 112'-0"

FINISH FLOOR
EL = 100'-0"

TRUSS BEARING
EL = 108'-1 1/8"

BUILDING HEIGHT
EL = 110'-4"

PEAK HEIGHT
EL = 112'-0"

12
6

FINISH GRADE(ASPHALT)
EL = 100'-0"

BUILDING HEIGHT
EL = 122'-3"

PEAK HEIGHT
EL = 126'-0"

12
6

FINISH GRADE(ASPHALT)
EL = 100'-0"

BUILDING HEIGHT
EL = 122'-3"

PEAK HEIGHT
EL = 126'-0"
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MEETING DATE:  SEPTEMBER 10, 2025 AGENDA ITEM NO 5b. 

 COMMUNITY DEVELOPMENT 
 

To:  Chairperson Greg Ouellette and the Planning Commission 
From: Steven J. Cohen, AICP, Director of Community Development 
Submitted: September 4, 2025 
Subject: Text Amendment to the Zoning Ordinance 

Public Hearing / Motion - Recommendation to City Council for approval of a text 
amendment to amend Article IX. B-2, General Business Districts of the Zoning Ordinance 

 
INTRODUCTION AND HISTORY 
The attached revision to the Zoning Ordinance has been drafted to permit the outdoor storage of ice chests and 
propane tanks at gasoline service stations, provided they are screened from view with a masonry enclosure.  
Although the outdoor storage and sale of merchandise and materials are prohibited at gasoline service stations, the 
issue has become an ordinance enforcement challenge for the City, as these bulky items are often pushed outside 
by proprietors over time to create more space inside the convenience store for selling food, beverages, and 
merchandise.  Conditions evolve, and these items are often placed on the sidewalk in front of the convenience 
store, which the Zoning Ordinance prohibits. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In 2019, Speedway proposed the enclosure solution outlined in this ordinance amendment to the Zoning Board of 
Appeals for its University Drive store, which was well-received.  The City Council approved the project a few months 
later, but, unfortunately, that rebuild project was a casualty of the COVID-19 pandemic and did not move forward.  
The same solution was proposed via the Planned Unit Development Option for a new Speedway (2019), later 
changed to Mobil (2024), on the west side of Joslyn near I-75.  That project is preparing to begin construction.   
 
Proposed Amendment: 
All storage of material, merchandise, and equipment shall be within the building, with the exception that a screened 
outdoor sales enclosure area may be provided for patrons to access immediately adjacent to the convenience store.  
The walls of the enclosure shall be designed with masonry material to match the retail store building façade and 
shall be at least one (1) foot taller than the items stored.  Items stored within the screened outdoor sales enclosure 
area shall be limited to ice chests and propane tanks.  All propane storage and handling shall comply with applicable 
state and local fire and building codes. 

CITY OF AUBURN HILLS 

PLANNING COMMISSION AGENDA 

This text amendment has been proposed to proactively address the condition shown in the photos above, where 
site conditions evolve over time and equipment is placed outside on the sidewalk of the convenience store. 



Page 2 
 
 
INTRODUCTION AND HISTORY (cont.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
STAFF RECOMMENDATION 
Staff recommends approval. City Attorney Brittney Ellis has reviewed and found the proposed text amendment 
acceptable from a legal standpoint.  Staff believes this amendment is a good solution for these businesses, whether 
new or retrofitted, to address ice and propane tank sales in a clean and orderly way. 
 
RECOMMENDED ACTION 
Move to recommend to the City Council approval of the enclosed Text Amendment to Article IX. B-2, General 
Business Districts of the Zoning Ordinance. 
 
 
 

Example design of a screened outdoor sales enclosure area 



   

 

Planning Commission 
Public Notice 

 
 
Meeting Date, Time, and Location: 
 

Wednesday, September 10, 2025 at 7:00 p.m. 
City of Auburn Hills - City Council Chambers 
1827 N. Squirrel Road, Auburn Hills, MI 48326 
 

Applicant: City of Auburn Hills 
 

Nature of the Request: Recommendation to City Council for approval of a text amendment to 
amend Article IX. B-2, General Business Districts of the Zoning 
Ordinance. 
 

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

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

COUNTY OF OAKLAND 
 

STATE OF MICHIGAN 
 

ORDINANCE NO. 25-947 
 

 
TEXT AMENDMENT TO ZONING ORDINANCE 

 
AN ORDINANCE TO AMEND ARTICLE IX. B-2, GENERAL 
BUSINESS DISTRICTS OF THE AUBURN HILLS ZONING 

ORDINANCE NO. 372 ADDRESSING THE STANDARDS FOR 
GASOLINE SERVICE STATIONS 

 
 

THE CITY OF AUBURN HILLS ORDAINS 
 
Section 1. 
 Section 902. Special Land Uses Permitted of Article IX. B-2, General Business 
Districts, of Auburn Hills Zoning Ordinance No. 372, as amended, is hereby amended to 
revise Subsection 19 to read as follows: 
 
19. Gasoline service stations, subject to the following provisions: 

A. The minimum road frontage shall be one hundred and fifty (150) feet and the 
minimum lot area shall be one (1) net acre.  The site shall be so arranged that 
ample space is available for vehicles which are required to wait.  

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

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

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

expressly prohibited except within a completely enclosed building. 

DRAFT 
9-04-25 
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2) The storage of damaged or wrecked vehicles, or those waiting for minor 
repair or service, shall be obscured from public view in an area provided 
for such purpose on the site, and no vehicle of any kind shall be stored in 
the open for a period exceeding one (1) week.  In no instance shall more 
than five (5) vehicles be allowed to accumulate on the site at any one (1) 
time, and the storage area shall be kept free of trash and debris in 
designed in accordance with Section 1807, Item 3, Open Storage. 

E. All storage of material, merchandise, and equipment shall be within the 
building, with the exception that a screened outdoor sales enclosure area may 
be provided for patrons to access immediately adjacent to the convenience 
store.  The walls of the enclosure shall be designed with masonry material to 
match the retail store building façade and shall be at least one (1) foot taller 
than the items stored.  Items stored within the screened outdoor sales 
enclosure area shall be limited to ice chests and propane tanks. All propane 
storage and handling shall comply with applicable state and local fire and 
building codes. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

F. The sale or rental of new or used cars, trucks, trailers, and any other vehicles 
on the premises shall be prohibited. 

G. Fueling operations designed to accommodate tractor trailer trucks shall be 
prohibited. 

  
Section 2.  Repealer. 
 All Ordinances or parts of Ordinances in conflict herewith are hereby repealed only 
to the extent necessary to give this Ordinance full force and effect. 
 
Section 3.  Severability. 
 If any section, clause, or provision of this Ordinance shall be declared to be 
unconstitutional, void, illegal, or ineffective by any Court of competent jurisdiction, such 
section, clause, or provision declared to be unconstitutional, void, or illegal shall thereby 
cease to be a part of this Ordinance, but the remainder of this Ordinance shall stand and 
be in full force and effect. 
 

Example design of a screened outdoor sales enclosure area 
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Section 4.  Savings. 
 The proceedings pending and all rights and liabilities existing, acquired, or incurred 
at the time this Ordinance takes effect are saved and may be consummated according 
to the law when they were commenced. 
 
Section 5.  Effective Date. 
 The provisions of this Ordinance are hereby ordered to take effect upon publication 
in the manner prescribed by the Charter of the City of Auburn Hills. 
 
Section 6.  Adoption. 
 This Ordinance is hereby declared to have been adopted by the City Council of the 
City of Auburn Hills at a meeting thereof duly called and held on the 22nd day of 
September and ordered to be given publication in a manner prescribed by the Charter of 
the City of Auburn Hills. 
 

 AYES:  
NAYES: 

ABSTENTIONS:   
 
STATE OF MICHIGAN  ) 
      ) ss. 
COUNTY OF OAKLAND  ) 
 
 I, the undersigned, the duly qualified Clerk of the City of Auburn Hills, Oakland 
County, Michigan, do hereby certify that the foregoing is a true and complete copy of 
Ordinance No. 25-947 adopted by the Auburn Hills City Council on the 22nd day of 
September the original of which is in my office.       
  
 
 
______________________________   
LAURA PIERCE, City Clerk 
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MARKED UP COPY 
Removed 

Added 
 

ARTICLE IX 
B-2, GENERAL BUSINESS DISTRICTS 

 
 

PREAMBLE 
 

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

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

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

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

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

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

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

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

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

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

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

8. Accessory buildings and accessory uses customarily incidental to any of the above principal uses 
permitted. 

9. Uses determined to be similar to the above principal permitted uses in accordance with the 
criteria set forth in Section 1827 and which are not listed below as special land uses. 

DRAFT 
9-04-25 
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(Amended: 11-11-02 per Ordinance No. 710) 
(Amended: 5-15-06 per Ordinance No. 779) 

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

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

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

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

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

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

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

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

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

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

B. The site shall be located so as to have at least one (1) property line abutting a major 
thoroughfare having an existing or proposed right-of-way of at least one hundred and 
twenty (120) feet, and all ingress and egress for the site shall be directly onto said major 
thoroughfare, or an adjacent marginal access service drive. 

C. Points of ingress and egress for the site shall be so laid out as to minimize possible 
conflicts between traffic on adjacent thoroughfares and funeral processions, or visitors 
entering or leaving the site. 
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D. No building shall be located closer than fifty (50) feet to the outer perimeter (property line) 
of the District when said property line abuts any residential district. 

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

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

 
3. Commercially used outdoor recreational space for adult or children's amusement parks, carnivals, 

rebound tumbling facilities, miniature golf course, and golf driving ranges, subject to the following: 
A. Children's amusement parks must be screened on all sides with a minimum four foot six 

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

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

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

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

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

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

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

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

9. Utility and public service facilities and uses (without storage yard) such as gas regulator stations 
and electrical substations only when operating requirements necessitate the locating of such 
facilities within the District in order to serve the immediate vicinity. 

10. Sport stadiums or arenas, provided the following conditions are met: 
A. All planned stadium sites shall be located on parcels capable of providing paved parking 

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

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

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

11. Residential uses as part of a building in a business zone shall be allowed upon issuance of a 
Certificate of Occupancy from the Community Development Department, and provided that the 
minimum floor areas of the RM Districts shall be met. 
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12. Bus passenger stations and parking garages provided that parking garages are located at least 
two hundred (200) feet from any R, RM, MHP or residential uses in the SP Special Purpose 
District, and seventy-five (75) feet from the intersection of any two (2) street right-of-way lines. 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

E. All storage of material, merchandise, and equipment shall be within the building, with the 
exception that a screened outdoor sales enclosure area may be provided for 
patrons to access immediately adjacent to the convenience store.  The walls of the 
enclosure shall be designed with masonry material to match the retail store 
building façade and shall be at least one (1) foot taller than the items stored.  Items 
stored within the screened outdoor sales enclosure area shall be limited to ice 
chests and propane tanks. All propane storage and handling shall comply with 
applicable state and local fire and building codes. 

See next page for graphic 
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F. The sale or rental of new or used cars, trucks, trailers, and any other vehicles on the 

premises shall be prohibited. 
G. Fueling operations designed to accommodate tractor trailer trucks shall be prohibited. 

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

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

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

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

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

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

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

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

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

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

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

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

D. Loading and unloading areas may be allowed in a front yard provided that such loading 
and unloading areas shall be screened with a wall, architectural features, or plant 

Example design of a screened outdoor sales enclosure area 

New 
graphic to 
be included 
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material, and shall be architecturally pleasing, and matching the architectural or 
landscape design and facade treatment of the main building(s).  The location and area in 
square footage of such loading and unloading berths shall not be less than one (1%) 
percent of the Gross Leasable Area (GLA) of the main building(s). 

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

F. Non-freestanding mural signs may be allowed when considered as a separate special 
land use under the purview of Section 1818.  Such signage will not be included in total 
site signage allocations. 

G. One (1) non-accessory (off-premise) identification pylon sign may be permitted, when 
considered as a separate special land use under the purview of Section 1818, provided 
the following conditions are met:     
1) The sign shall be limited to the name, logo, and description of the planned 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

(Amended: 10-04-10 per Ordinance No. 830) 
(Amended: 2-17-20 per Ordinance No. 913) 

 
SECTION 903.  REQUIREMENTS FOR ALL SPECIAL LAND USES: 
1. All business establishments shall be retail or service establishments dealing directly with 

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

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

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

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

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

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

(Amended 1-24-05 per Ordinance No. 745) 
 
SECTION 905.  OTHER USES PERMITTED BY THE CITY COUNCIL ON CERTAIN PROPERTIES: 
Adult use marihuana establishments, which term includes marihuana retail establishments, located in the 
City of Auburn Hills shall be limited to a total of four (4) adult use marihuana establishments.  Three (3) of 
the four (4) locations shall be permitted on property in the B-2, General Business Districts as set forth in 
this Section, as approved by the City Council, and said locations must be in compliance with the 
November 8, 2022 voter-approved Initiated Ordinance.  
 
Three (3) of the four (4) permitted adult use marihuana establishments within the City of Auburn Hills shall 
be located on the following three (3) parcels of property, with one (1) adult use marihuana establishment 
to be located on each parcel of property, as approved by and subject to the conditions imposed by the 
City Council:  Parcel 1 - tax identification number 14-02-100-019; Parcel 2 - tax identification numbers 14-
11-352-013, 014, 015, and 016, and Parcel 3 - tax identification number 14-11-353-003. 
 
This Section, Section 804 of the Zoning Ordinance, and the Initiated Ordinance shall establish the 
locations for the adult use marihuana establishments in the City of Auburn Hills for the purposes of 
Ordinance No. 22-934. 

(Amended: 11-11-24 per Ordinance No. 943) 
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