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Memorandum

To: Planning Commission Members

From: Elizabeth J Corwin, PE, AIPC; Planning Director
Date: December 4, 2025

Re: URSA 25-05, RZ 25-03

Applicant: David Dowling, Yukon Building
Owner: SIGA Corp
Highland Hills Golf Course, 2075 Oakland; PIN 11-01-351-002

The proposal presented tonight would provide for an amendment to the Special Use Permit for
Highland Hills Golf Course to construct a driving range/golf simulator, reconfigure one hole and
improve the parking lots. The second part of the proposal calls for addition of 8 attached and
detached condominium units along a private driveway system parallel to Oakland Drive. Although
this proposal might rightly be identified as a mixed use planned unit development, our ordinance is
silent on the attached dwellings (duplexes). The planning tool that would allow for consideration of
this proposal is zoning with conditions. In this case, the developer has agreed to tie his proposal to a
specific concept site plan that is included in your packet.

The Highland Hills Golf Course has been a vital part of Highland Township since long before modern
zoning ordinances or the Master Plan was ever developed. As such, there is not an explicit use permit
on file. Rather, this is a use that is recognized as a legal conforming use in the ARR, Agricultural and
Rural Zoning District. Amending the property to include the driving range will be the impetus to
formalize the special use permit.

The housing component of the plan is limited to a small portion of the overall site, in an area of the
site originally platted for single family homes. The exact limits of the zoning proposal are still
undefined, but will be formalized once you have had an opportunity to comment on and discuss the
layout. You should anticipate approximately 2 acres for the 8 homes, which is less density than the
underlying plat.

Please take time to review the plan and particularly Sections 4.07, Multiple Family Residential Zoning
District; 6.04 Special Uses, and 19.03 Conditional Rezoning of the Zoning Ordinance. You might also
want to review Section 10-51 et al in the General Code of Ordinance, regarding Condominium
Subdivision Regulations.

The Public Hearing is December 4, 2025. You are a recommending body. The final decision will lie
with the Township Board.
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NOTICE IS HEREBY GIVEN that a public hearing will be held at the Highland Township Auditorium,
205 N. John St. on Thursday, December 4, 2025, at 7:30 p.m.

Notice is further given that all interested parties are invited to review the request and offer comment
through the internet or mail. The application may be viewed at http:\\highlandtwp.net under the Planning
Commission tab. Comment may be submitted to planning@highlandtwp.org, mailed to the Township
offices or dropped in our secure drop box at the Township Offices, 205 N. John St. If you have any
questions, please call 248-887-3791, ext. 2.

TO CONSIDER:

Request for Use Requiring Special Approval submitted by applicant Yukon Building and Land
Development and property owner Siga Corporation/Highland Golf Club of Highland to amend the
existing Special Land Use Permit for the property to add a golf simulator, modify the parking lot and
reconfigure a portion of the golf course.

REQUEST:
Section 4.0.C.9. Special Use in the ARR, Agricultural and Rural Residential Zoning District
Article 6.0. Special Land Use Procedures and Standards
Section 10.14. Supplemental Provisions for golf courses, Par 3 courses and driving ranges.

ALSO TO CONSIDER:

Request to Rezone a portion of the parcel from ARR, Agricultural and Rural Residential Zoning District
to RM, Multiple Family Residential Zoning District with an offer of conditions to restrict the
development to comply with a conceptual site plan designating 8 dwelling units, some of which will have
shared walls as duplex units and shared driveways.

LOCATION: 11-01-351-002
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Kevin Curtis, Chairman
Highland Township Planning Commission
(Publish: on or before November 19, 2025)
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PROJECT TEAM

DEVELOPER/APPLICANT LANDSCAPE ARCHITECT

YUKON BUILDING AND LAND DEVELOPMENT KIMLEY-HORN OF MICHIGAN, INC.
4051 HAGGERTY DR 3000 TOWN CENTER, SUITE 2600
WEST BLOOMFIELD, MI 48323 SOUTHFIELD, MI 48075

TEL: (734) 644-4556 TEL: (313) 572-1560

CONTACT: DAVID DOWLING CONTACT: AUTUMN MCNINCH

CIVIL ENGINEER LAND SURVEYOR ENGINEER

KIMLEY-HORN OF MICHIGAN, INC.
3000 TOWN CENTER, SUITE 2600
SOUTHFIELD, MI 48075

TEL: (313)572-1676

CONTACT: BROCK BOSACK, P.E.

MONUMENT ENGINEERING GROUP ASSOCIATES
298 VETERANS DRIVE

FOWLERVILLE, M| 48836

TEL: (517) 223-3512

CONTACT: MARC BUDZINSKI

LEGAL DESCRIPTION

(PER TITLE AGENCY: ATA NATIONAL TITLE GROUP, TITLE COMMITMENT NO:
63-25950263-SCM,EFFECTIVE DATE: APRIL 7, 2025)

EXHIBIT A DESCRIPTION:

THE LAND IS DESCRIBED AS FOLLOWS: SITUATED IN THE TOWNSHIP OF HIGHLAND, COUNTY OF
OAKLAND, STATE OF MICHIGAN

PARCEL 1:

SOUTH 42 ACRES OF WEST 1/2 OF SOUTHWEST 1/4 OF SECTION 1, ALSO SOUTHEAST 1/4 OF
SOUTHEAST 1/4 OF SECTION 2, ALSO LOTS 1 THROUGH 13, INCLUSIVE, ALSO THAT PART OF LOTS 21
AND 22, BEGINNING AT NORTHEAST CORNER OF LOT 21; THENCE SOUTH 9.40 FEET ALONG EAST
LOT LINE; THENCE SOUTH 59 DEGREES 43 MINUTES 00 SECONDS WEST 96.20 FEET TO WEST LINE
OF LOT 22; THENCE NORTH 50 FEET ALONG SAID LINE TO NORTHWEST LOT CORNER; THENCE
NORTH 59 DEGREES 53 MINUTES 00 SECONDS EAST 16.80 FEET; THENCE NORTH 80 DEGREES 13
MINUTES 00 SECONDS EAST 65.20 FEET TO BEGINNING, ALSO NORTHERLY 50 FEET OF LOTS 23
THROUGH 34, INCLUSIVE, ALSO ALL OF LOTS 35 THROUGH 53, INCLUSIVE, ALSO OUTLOTS A AND B,
ALL ABOVE DESCRIBED LOTS BEING PART OF DUCK LAKE PARK SUBDIVISION, BEING PART OF
LANDS LYING IN THE EAST 1/2 OF THE NORTHEAST 1/4 OF SECTION 11 AND THE WEST 1/2 OF THE
NORTHWEST 1/4 OF SECTION 12, TOWN 3 NORTH, RANGE 7 EAST, TOWNSHIP OF HIGHLAND,
OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 39, PAGE 45 OF PLATS, OAKLAND COUNTY
RECORDS.

**SURVEYORS NOTE**

AT THIS TIME, THE BOUNDARY OF PARCEL "1" LYING WEST OF HIGHLAND HILLS DRIVE (NORTH
DUCK LAKE DRIVE) IS RESOLVED, BEING THE SOUTHEAST 1/4 OF THE SOUTHEAST 1/4 OF SECTION
2 AND LOTS 35-53 AND OUTLOT "A".
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DESIGNED BY: OKE

DRAWN BY:

C1.0 RESOURCES PLAN

C2.0 OVERALL LAYOUT PLAN

C3.0 SITE PLAN

C4.0 GRADING AND DRAINAGE PLAN
C5.0 STORMWATER PLAN

A1.0 FLOOR PLAN

A1.1 ELEVATIONS AND SECTIONS

PROJECT NARRATIVE

YUKON BUILDING AND DEVELOPMENT IS COORDINATING WITH THE HIGHLAND HILLS GOLF
COURSE MANAGEMENT TO PROPOSE THE TWO FOLLOWING PROPOSED DEVELOPMENTS:

PROPOSED RANGE AND PARKING LOT: THE COURSE CURRENTLY DOES NOT HAVE A DRIVING

RANGE. THE PROPOSED RANGE WILL INCLUDE 10 TEE BOXES FOR GENERAL USE AND 10 TEE

BOXES THAT WILL HAVE FULL TOP TRACER TECHNOLOGY. THE SIMULATOR TEE BOXES ARE
PROPOSED TO BE OPEN ALL YEAR LONG. THE RANGE WILL BE APPROXIMATELY 60 YARDS LONG
WITH NETTING PLANNED TO ELIMINATE THE ABILITY FOR GOLF BALLS TO LEAVE THE PRACTICE
AREA. THE NETTING IS PROPOSED TO BE UP TO 80’ TALL. THE ADJACENT PARKING LOT WILL BE
RECONSTRUCTED TO MEET HIGHLAND TOWNSHIP GEOMETRICAL STANDARDS WITH ADDITIONAL

PARKING SPACES PROVIDED TO HELP ALLEVIATE CURRENT PARKING CONCERNS.

PROPOSED HOUSING: UTILIZING THE TOWNSHIP'S ZONING CLUSTER OPTION, 8 RESIDENTIAL
UNITS ARE PROPOSED ON A PRIVATE, ONE-WAY RESIDENTIAL DRIVE THAT IS TO BE DESIGNED TO
PRESERVE MOST OF THE SURROUNDING TREES AND VEGETATION ALONG OAKLAND DRIVE.
EACH UNIT WILL RANGE FROM 1,460 TO 1,670 SF, WITH 9" CEILINGS AND FULL BASEMENTS. THE
TARGETING PRICE RANGE WILL BE $375K - $425K. THE UNITS WILL BE SERVICED WITH PRIVATE
WELLS AND SEPTIC SYSTEMS.

THE PROPOSED DEVELOPMENTS WILL IMPACT HOLE #3, CONVERTING IT FROM A PAR 4 TO A PAR
3. THE EXISTING POND LOCATED ON THIS HOLE WILL BE EXPANDED TO BE UTILIZED FOR
STORMWATER MANAGEMENT PURPOSES THAT MEET ALL TOWNSHIP AND COUNTY DESIGN
STANDARDS.
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SBM #1 — #1 NAIL IN UTILITY POLE WEST OF PARKING LOT FOR
CLUBHOUSE. +65 WEST OF EDGE OF ASPHALT &+17’ NORTHEAST OF EDGE
OF ASPHALT FOR CART PATH

ELEVATION=1044.64

SBM #2 TOP OF PIPE PROTRUDING FROM STONE WALL.
ELEVATION=1049.33
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SITE SUMMARY

SITE ZONING = ARR

SITE ACREAGE = 125 AC.x
BUILDING AREA = 34,000 SF
BUILDING HEIGHT = 26 FT
NETTING HEIGHT = 7975 FT

PARKING REQUIREMENTS: 2 SPACES/ 3 TEES, 3 SPACES FOR EACH HOLE
ON THE COURSE

EXISTING PARKING SPACES (STANDARD) = 43 SPACES
EXISTING PARKING SPACES (ACCESSIBLE) = 1 SPACES
PARKING SPACES (STANDARD) PROVIDED = 116 SPACES
PARKING SPACES (ACCESSIBLE) PROVIDED = 5 SPACES
TOTAL PARKING SPACES PROVIDED = 121 SPACES
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Kimley»Horn

of Michigan, Inc.

PRELIMINARY STORMWATER CONTROL SYSTEMS DESIGN

Project: Highland Township, Oakland County
Location: 2075 Oakland Drive
Date: 10/09/25
By: TES/OE

Semi-Pervious Runoff Coefficient

Hydrologic Group % C Factor

HSG A 0% 0.15
HSG B 0% 0.20
HSG C 0% 0.25
HSG D 100% 0.30
Total 100% 0.30

Surface Area (sft) Area (acres) C Factor  Weighted C
Water Surface 3,000 0.07 1.00 0.01
Roof 22,570 0.52 0.95 0.06
Apshalt or Concrete Pavements 77,705 1.78 0.95 021
Semi-Pervious Lawn 255,659 5.87 0.30 021
358,934 8.24 0.49

Runoff Coefficient:  0.49

REVISIONS

Sheet Flow

v=K#*s®
K: for sheet flow

n
o
S
©

S: Slope

%
0.48|fps
Flow Time=L/(V*60)

I

L : Flow Length (max 300)

B

Flow Time = 3.47 |min

Shallow Flow

v=K#s®

K: for valley flow 1.2

S: Slope %

Flow Time=L/(V*60)

L : Flow Length

]

Flow Time =

min
Sewer Pipe Flow
V: Calculated average velocity 3|fps
T, Flow Time = L/(V*60)
L : Sewer Length = ft
T, Flow Time = min
T, Total Time of Concentration (min) = min

Note: Tc calc above can be used for <5 acres; >5 acres, 15 minutes minimum for commercial

T100= 83.3 / (T+9.17)°%

T. 15.00 min
ligo= 6.31 in/hr

Provides water quality for the first one (1) inch of rainfall, or first flush treatment.
Forebay Storage Volume (Vg)
Vg=Ax Cx545

A : Drainage area = 8.24|ac
C : Runoff Coefficient = 0.49
Vg: First Flush storage volume = [ 2189

Verve=4719x Cx A
Vepve : Required CPVC Volume = 18,9541’

Note: Extended detention volume intended to control £2 year rate (1.9 inch rainfall) to protect channels from erosive release rates. Is designed to release
over a period of 48 hours.

Vep = Vepre= A X C x 6897

Vep = Vepre : Required CPRC Storage Volume = ft3
Note: A portion of the flood control storage volume is the Extended Detention Volume (Vgy). The extended detention volume intended to control +2 year rate
(1.9 inch rainfall) to protect channels from erosive release rates. Is designed to release over a period of 48 hours.

Peak Inflow
1,00 (Calculated Above) = in/hr
Qioon = Q= Cxligpx A

Qoo : 100-yr Developed Site Peak Pond Inflow = ds

Q| o0p is the lesser of:

|. The restricted release rate for the drain (ft3/acre)

*Assumed downstream drain has sufficient capacity to receive site runoff, therefore
2. The prorated share of the drain's capacity (ft3/acre) ) ; N
variable release rate will be utilized

3. The Variable Release Rate (QVRR, ft*/acre, Calculated Below)

Allowable (Variable) Release Rate
Qurr = Quiiow= 1.1055-0.206 x In(A) ** If less than 100 acres™*
Qurr = Qulow : 100-yr flood allowable peak flow rate = 0.671 |cfs/ac
Qurr = Quiiow : 100-yr flood allowable peak flow rate = | 1.000|cfs/ac (capped at 1.0)

Note: Variable release rate is capped at 1.0 cfslacre for developments 2 acres or less
For developments = or > than 100 acres, the variable release rate is 0.15 cfslacre

Allowable Discharge
Qioop = Qo= Qvrrx A
Qioor = Qo : Peak allowable 100 year discharge (flow) =

R =0.206 - 0.15 x In (Q90p/Q1001N)

Vioor = 18,985 x C x A

Vioor = [ 76253

Vioop = Vier X R
R, Storage Ratio (Calculated Above) 0.375

28,564’

V)00p. 100 year storage volume =

Assume no infiltration for preliminary design purposes

STORMWATER
PLAN

Vepve : Required Protection Control Volume =

18,954 |
27,702)¢°
28,564]

Vep = Vepre : Required Channel Protection Control Volume =

Vioop » Required 100-year Storage Volume (VED Dictates) =

DETENTION BASIN CALCULATIONS

HIGHLAND HILLS
GOLF CLUB

Storage Volume Provided

Elevation (ft) Area (ft) Volume (ft) Cumulative (ft’)
1028 3,647 - -
1029 5,328 4,488 4,488
1030 7,206 6,267 10,755
1031 9311 8,259 19013
1032 11,643 10477 29,490 |(+1 ft freeboard)

Know what's below.
®  Call before you dig:

7 N

GRAPHIC SCALE IN FEET
0 25" 50 1q0’

UTILITY LEGEND

PROPOSED SWALE

PROPOSED STORM SEWER LINE
STRUCTURE ID

PROPOSED STORM STRUCTURES

GENERAL PLAN NOTES

REFER TO GENERAL NOTES SHEET FOR MORE INFORMATION INCLUDING THE
FOLLOWING: (EXISTING LEGEND, BENCHMARK INFORMATION, AND SPECIFIC
GENERAL PLAN NOTES.)
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