
  

Notice:   Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce 
St. Entrance only.  Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system 
at the parking lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s 
Office at the number (248) 530-1880, or (248) 644-5115 (for the hearing impaired) at least one day before the meeting to request 
help in mobility, visual, hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en 
contacto con la oficina del escribano de la ciudad en el número (248) 530-1800 o al (248) 644-5115 (para las personas con 
incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras 
asistencias. (Title VI of the Civil Rights Act of 1964). 

REGULAR MEETING OF THE PLANNING BOARD 
WEDNESDAY – JUNE 10, 2015 

7:30 PM 
CITY COMMISSION ROOM 

151 MARTIN STREET, BIRMINGHAM 
 

 
A. Roll Call 
B. Review and Approval of the Minutes of the regular meeting of May 13, 2015 and 

May 27, 2015 
C. Chairpersons’ Comments   
D. Review of the Agenda  

 
E. Community Impact Statement Review 

 
1. 2100 E. Maple (former Urgent Care) –Request for approval of a 

Community Impact Study to review the construction of a new one story, 
46,500 sq.ft. retail building for Whole Foods Market (Postponed from 
May 27, 2015). 

 
F. Preliminary Site Plan Review 

 
1. 2100 E. Maple (former Urgent Care) – Request for approval of 

Preliminary Site Plan to allow the construction of a new one story, 46,500 
sq.ft. retail building for Whole Foods Market (Postponed from May 27, 
2015, New request to postpone to July 8, 2015). 
 

G. Rezoning Requests  
 

1. 555 S. Old Woodward, 555 Building - Application for rezoning of the 
property from D-4 in the Downtown Overlay District to D-5, a new zoning 
classification proposed for the Downtown Overlay District, to allow the 
renovation and expansion of the existing mixed use building (Postponed 
from May 27, 2015, New request to postpone to July 8, 2015). 
 

H. Final Site Plan Review 
 

1. 1691/1693 Haynes – Request for approval of two new garages on site. 
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I. Study Session Items 
Rules of Procedure for Study Sessions: Site Plan and Design Review, Special Land Use Permit Review and other 
review decisions will not be made during study sessions; Each person (member of the public) will be allowed to 
speak at the end of the study session; Each person will be allowed to speak only once; The length of time for each 
person to speak will be decided by the Chairman at the beginning of the meeting; Board members may seek 
information from the public at any time during the meeting. 
 

1. D5 – Proposed Gateway Zone in the Downtown Birmingham Overlay 
District. 
 

J. Pre-Application Discussion 
 

1. 856 N. Old Woodward 
 

K. Meeting Open to the Public for items not on the Agenda               
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  

L. Miscellaneous Business and Communications: 
a. Communications  
b. Administrative Approval Correspondence –  

(i) Citgo/Shell request for Administrative Approval at 33588 
Woodward (canopy material) 

(ii) Triple Nickel request for Administrative Approval at 555 S. 
Old Woodward (kitchen layout) 

c. Draft Agenda for the next Regular Planning Board Meeting (June 24, 2015)  
d. Other Business  

 
M. Planning Division Action Items  

a. Staff Report on Previous Requests  
b. Additional Items from tonight's meeting 

 
N.   Adjournment 
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CITY OF BIRMINGHAM  
PLANNING BOARD ACTION ITEMS 

OF WEDNESDAY, MAY 13, 2015 

Item Page 

FINAL SITE PLAN REVIEW 
2483 W. Maple Rd. 
DFCU 
Application for Final Site Plan and Design Review to construct a new 
one-story bank building with a drive-through facility on the east side of 
the building 

      Motion by Mr. DeWeese 
Seconded by Mr. Williams to recommend approval of the Final Site Plan 
and Design Review to the City Commission for 2483 W. Maple Rd. with 
the following condition: 
1. Compliance with the requirements of the City Departments.

Motion carried, 7-0. 

2 

3 

3 

AGENDA
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CITY OF BIRMINGHAM  
REGULAR MEETING OF THE PLANNING BOARD  

WEDNESDAY, MAY 13, 2015 
City Commission Room  

151 Martin Street, Birmingham, Michigan 
 

 
Minutes of the regular meeting of the City of Birmingham Planning Board held on May 
13, 2015.  Chairman Scott Clein convened the meeting at 7:30 p.m.  
 
Present: Chairman Scott Clein; Board Members Carroll DeWeese, Bert Koseck, 

Gillian Lazar, Janelle Whipple-Boyce, Bryan Williams; Alternate Board 
Member Daniel Share; Student Representative Andrea Laverty  

 
Absent:  Board Member Robin Boyle, Alternate Board Member Stuart Jeffares; 

Student Representative Scott Casperson 
   
Administration:  Matthew Baka, Senior Planner   
  Jana Ecker, Planning Director 
  Shalaka Puranik, Asst. City Planner   
  Carole Salutes, Recording Secretary 
        

05-87-15 
 

APPROVAL OF THE MINUTES OF THE REGULAR PLANNING BOARD MEETING 
HELD APRIL 8, 2015 
 
Motion by Mr. DeWeese 
Seconded by Ms. Lazar to approve the Minutes of the regular Planning Board 
meeting on April 22, 2015  
 
Motion carried, 6-0. 
 
VOICE VOTE 
Yeas:  DeWeese, Lazar, Clein, Koseck, Whipple-Boyce, Williams 
Nays: None 
Abstain:  Share 
Absent: Boyle 
 

05-88-15 
 

CHAIRPERSON’S COMMENTS (none) 
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05-89-15 
 
APPROVAL OF THE AGENDA (33877 Woodward Ave. is removed per applicant's 
request) 
 

05-90-15 
 

SPECIAL LAND USE PERMIT (“SLUP”) 
FINAL SITE PLAN REVIEW  
33877 Woodward Ave., Sav-On Drugs 
Application for SLUP and Final Site Plan and Design Review to add a drive-
through pharmacy on the south side of the building (postponed from March 25, 
2015 – request by applicant to postpone indefinitely) 
 

05-91-15 
 
FINAL SITE PLAN REVIEW 
2483 W. Maple Rd. 
DFCU 
Application for Final Site Plan and Design Review to construct a new one-story 
bank building with a drive-through facility on the east side of the building 
 
Mr. Baka advised the site at 2483 W. Maple Rd. is the current location of Cranbrook 
Auto Care. The petitioner intends to demolish the current building and construct a one-
story bank with a drive-through. 
. 
The existing site is zoned B-1. The bank use is permitted; however the drive-in teller 
requires a SLUP. Should Preliminary and Final Site Plan approval be granted by the 
Planning Board, a public hearing will be held by the City Commission to consider 
granting the proposed SLUP. 
 
On February 11, 2015 the applicant appeared before the Planning Board and presented 
revised plans with several changes aimed at addressing earlier concerns of the 
Planning Board.  At that time, the Planning Board voted to grant the applicant 
Preliminary Site Plan and to recommend Special Land Use Permit approval with several 
conditions. 
 
On April 14, 2015 the applicant appeared before the Board of Zoning Appeals ("BZA") 
and was granted a variance to provide less than 70% glazing on the first floor of the 
building as required by section 4.83 of the Zoning Ordinance.  They increased the 
amount of glazing to mitigate their variance request. The remaining conditions of the 
Preliminary Site Plan approval have been addressed by the applicant. 
 
Design Review 
The applicant has submitted design plans and material usage for each façade. The 
building as proposed will be primarily constructed of red face brick with limestone head 
caps above the windows and almond color porcelain tile on the soffit. The roof is 
proposed to be black asphalt shingles. Information has been submitted verifying that the 
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screenwalls, size of parking spaces, photometric plan, and sign plan all conform to 
ordinance requirements.  A materials board was passed around.   
 
Mr. Vince Pangle, Strategic Property Services, spoke on behalf of DFCU requesting 
aFinal Site Plan recommendation.  They received unanimous approval from the BZA on 
April 14 for the glazing variance.  All other conditions that would have required a 
variance have now been dealt with.  He described the 8 in. raised speed table that tells 
drivers they are entering a pedestrian thoroughfare.  They will be putting a full brick 
finish with a cap on the masonry brick wall that surrounds the entire rear of the site and 
backs up to residential. The two screenwalls that run north and south along Cranbrook 
and north and south along the entrance drive will be checked and deterioration will be 
replaced.  All of the brick will match the proposed building.  Two curb cuts have been 
removed. 
 
Mr. Koseck asked why they are using tile on the facade.  Ms. Shirley Gannon, Architect, 
explained it is porcelain exterior grade tile that has been incorporated as part of the 
branch standards since 2004.  It adds contrast from the darker red brick and gives a 
classic alabaster look to the building.  She has never had to make repairs on it.   
 
There were no comments from the public at 7:50 p.m. 
 
Mr. Williams said he is impressed that the 8 in. raised level for the cars will slow them 
down, so he will vote in favor of the proposal this time. They were not asked to make 
that change, but they did anyway. 
 
Motion by Mr. DeWeese 
Seconded by Mr. Williams to recommend approval of the Final Site Plan and 
Design Review to the City Commission for 2483 W. Maple Rd. with the following 
condition: 
1. Compliance with the requirements of the City Departments. 
 
No one in the audience wished to comment on the motion at 7:51 p.m. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas:  DeWeese, Williams, Clein, Koseck, Lazar, Share, Whipple-Boyce 
Nays: None 
Absent: Boyle 
 

05-92-15 
 

STUDY SESSION  
MX Ordinance Amendments and Medical Marijuana 
 
Ms. Puranik noted that since the reformatting of the Zoning Ordinance in 2005, several 
errors have been identified in the new graphic format of the Zoning Ordinance. These 
text amendment and land use matrix changes were inadvertently made while switching 
formats.  
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In addition, the City Attorney requested that the Planning Board consider amending the 
Zoning Ordinance to allow and control medical marijuana establishments in the City. 
Previously, the City prohibited medical marijuana establishments because they were 
prohibited by Federal law.  However, as a result of recent court rulings, the City can no 
longer prohibit such establishments as they are expressly permitted in the State of 
Michigan. 
 
Thus, the Planning Board was asked to consider allowing medical marijuana 
establishments in certain zone districts, and to consider any controls that may be 
needed. The Planning Board held a public hearing on May 14, 2014 recommending 
approval to the City Commission to allow medical marijuana facilities in the MX District.  
The issue was sent back to the Planning Board by the City Commission on February 25, 
2015 and after much discussion the board recommended discussion of the subject with 
the City Attorney and Police Dept. 
 
At the Planning Board’s request, the City Attorney was present for the meeting on April 
8, 2015 to answer questions/concerns related to the medical marijuana facilities. After 
further discussion, the Planning Board suggested changing the buffer maps to show 
200 ft. and 300 ft. buffers from single-family and multi-family residential so that the 
allowable area for medical marijuana facilities is clearly identified. The board also 
requested staff to determine the height requirements for vertical ventilation. The 
Planning Division conducted research on the methods of regulating such 
establishments; other jurisdictions listing specific criteria for lighting; ventilation and the 
overall building. 
 
Since the issue is complex, the Planning Division suggests two options for 
consideration. The first option includes detailed regulations for lighting, ventilation and 
the building, in addition to the buffer requirements. The second option considers the 
mechanical ventilation system requirements along with the buffer.   
 
The board had no concerns with the text amendments and went on to consider the 
buffer maps and the proposed ordinance language.   
 
Using the 300 ft. buffer from single and multi-family homes map, Mr. DeWeese 
recommended eliminating the two isolated parcels to the west and permitting the 
parcels defined at the east end. 
 
Ms. Whipple-Boyce received confirmation there has been no consideration for 1,000 ft. 
drug free school zones, which is Federal law.  That would eliminate all of the parcels.  
Ms. Ecker replied the City Attorney and deputy police chief have both weighed in on the 
maps and determined this is the best location. 
 
In response to a question by Mr. Share, Ms. Puranik confirmed she got the option 
standards from the International Mechanical Code.  She saw no mention of what height 
the exhaust stack should be set.  Ms. Ecker thought that is covered, without dictating 
exact height.  It would depend on the size of the operation.  Odors should not be 
detected.   
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Chairman Clein was uncomfortable with seeing what he considers to be very specific 
performance specs in a land use ordinance.  He did not think this topic is ready for a 
public hearing.  Ms. Ecker said it will be sent to the other City Departments, as well as 
the City Attorney and Police Dept., asking for their comments/objections.   
 
Ms. Whipple-Boyce thought the question of drug-free school zones has to be 
addressed.  Secondly, she can't foresee ever supporting medical marijuana in this 
district, so she will very likely always be a "no" vote on that.  This district is our most 
exciting area right now and we are seeing some of the best projects coming in.  People 
are excited to do them and it has just exploded.  There is so much going on, so many 
great buildings, so much interest, tons of people and new residential projects.  So, as 
far as she is concerned this location for medical marijuana facilities is not even close to 
being ready for a public hearing because it is not the right place.  
 
Mr. Koseck noted this use is legal and it has a purpose.  The MX is Birmingham's 
edgiest district.  He wonders how these facilities will affect nearby property values.  It is 
about perception.  If the use by law has to have a place in the community, then put it 
right Downtown within 300 ft. of the Police Dept. which may discourage providers 
because of the price of land.   
 
Mr. Williams said he lives in the MX District and has never seen a Birmingham Police 
car on Eton.  He agreed the facilities should be placed Downtown.  Make them pay 
quadruple what they would otherwise pay; they won't come. 
 
Chairman Clein suggested that staff come back next time with information on where 
similar communities have allowed these facilities.  Ms. Ecker recalled that the Deputy 
Police Chief and City Attorney did not agree with placing these facilities in Downtown 
Birmingham. She will take it to them again.   
 
Board members agreed with keeping Option 1 but listing general guidelines without 
specific technical requirements. 
 
Chairman Clein noted the Planning Board is charged with providing recommendations 
to the City Commission as to where they think these establishments should go.  It was 
decided to put this matter on the agenda for the joint City Commission/Planning Board 
meeting on June 15 and see what the commissioners say.   
 
Mr. Koseck thought that maps drawing a circle 200 and 300 ft. from the Police Dept. 
would be good to have for the joint meeting.   
 

05-93-15 
 

STUDY SESSION  
Proposal to add D-5:  Downtown Gateway Over Five Stories to the Downtown 
Birmingham Overlay District 
 
Ms. Ecker advised that the Planning Division has received an application from the 
owners of the 555 S. Old Woodward building to request an amendment to the Zoning 
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Ordinance to create a new D-5 zoning classification to the Downtown Birmingham 
Overlay District. 
 
The building owners are interested in renovating the existing buildings and adding new 
residential units along S. Old Woodward Ave., as well as adding an addition to the south 
of the existing residential tower for new retail space and residential units. The building 
official previously ruled that any changes to the existing legal non-conforming building 
would increase the non-conformity, and thus be prohibited unless numerous variances 
were approved.  Therefore, the petitioner feels their hands have been tied in terms of 
making exterior and structural improvements to the building. 
 
Accordingly, the applicant is requesting a Zoning Ordinance amendment to create a 
new D-5: Downtown Gateway Over Five Stories zoning classification in the Downtown 
Birmingham Overlay District. Over the past several months, the applicant has reviewed 
several drafts of the proposed ordinance language with City staff.  
 
Proposed ordinance language to amend Article 3, section 3.01, 3.02 and 3.04 of the 
Birmingham Zoning Ordinance was presented for the Planning Board to review and 
consider. 
 
Mr. Rick Rattner, 380 N. Old Woodward Ave., Attorney for the petitioner, was present 
with a representative of the owner, Mr. Jerry Reinhart; the architect, Mr. Bob Ziegelman; 
and a landscaper from his office. Mr. Rattner gave a presentation aimed at convincing 
the Planning Board why the petitioner would like to see the changes made and why it 
would work in this particular location.  Their primary goal is to get the building zoned so 
that it comes into compliance.  They want to do a building that is an icon in the City of 
Birmingham and a great gateway to the City, along with being completely in line with the 
2016 Plan.  Included in the presentation was a video depicting Andres Duany's 
comments when he came to the City in 2014.  He stated it is a special building that 
requires special treatment and it could become incredibly exciting and really cool. 
 
Mr. Koseck said they have not seen a site plan showing the footprint relative to property 
lines, along with the expansion opportunity.  The building needs to be seen in its 
context. He received confirmation that the tall building is apartments and the other 
building contains office space.  Ms. Ecker said the way this ordinance is written the 
commercial side could potentially go up an equivalent height to the apartment side. 
 
Mr. DeWeese thought it would be appropriate for the board to think through, if they were 
going to allow a building of that scale, what they would want there that fits the spirit and 
essence of the rest of Downtown.  He knows that the back side is not inviting at all from 
the Woodward Ave. side and the front side is not pedestrian oriented the way it is set 
up.  The lower levels could be made more friendly and the parking garage covered up. 
 
Chairman Clein felt the board should look at the proposed ordinance and decide 
whether creating a D-5 Zone makes sense.  Mr. Williams considered this an iconic 
structure that is long overdue for attention.  The Planning Board has almost totally 
ignored the south end of town, so let's start with this.   
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Mr. Koseck noted there are buildings being built today that look a lot like this.  They 
have beautiful high tech glass and he knows what Duany is talking about in terms of 
lighting it so that it glows.  Mr. Williams thought the only practical way to proceed with 
this study is to set up a sub-committee of this board to work with staff.   
 
Chairman Clein suggested the next step would be to come back to a study session to 
allow the board to review and provide their input.  It was discussed that the board 
should not create the language of the district around a specific project.  Everyone 
agreed that another study session is in order so that the board can look at all of the 
implications of the request.  June 10 would be the earliest. 
 
Mr. Rattner said it is important to him to put together a package for Ms. Ecker as quickly 
as they can.  Chairman Clein asked for a graphic of an existing site plan so the board 
knows what parcels are included and what are not.  Context should be shown so it is 
clear what is around the site and how that plays into it.  Mr. Koseck added it is about the 
existing footprint, the applicant's ownership limits, and context within 200 ft.   
 
Mr. Williams stated this is an important building and the board will treat it accordingly. 
 

05-94-15 
 

PRE-APPLICATION  DISCUSSION (no applicant came forth) 
856 N. Old Woodward Ave. 
Vacant property  
 

05-95-15 
 
MEETING OPEN TO THE PUBLIC FOR ITEMS NOT ON THE AGENDA (no 
discussion) 
 

05-96-15 
 
MISCELLANEOUS BUSINESS AND COMMUNICATIONS  
 
a. Communications (none) 
 
b. Administrative Approvals  
 
Ø 266 Elm St. - Construction of deck and pergola. 

 
Ø 34901 and 34953 Woodward Ave. – Minor design changes. 

 
Ø Mr. Baka advised the Shell Gas Station (formerly known as Citgo) has asked to 

remove a 6 ft. screenwall between two parking areas on the southern boundary; 
change the underside of the canopy from Azak to a different material; paint the 
columns of the canopy rather than cladding them in Azak; change the body of the 
building from black to green.  The board determined these are lower quality 
changes and the applicant should come back to the board for a full design 
review. 
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c. Draft Agenda for the Regular Planning Board Meeting on May 27, 2015  
 
Ø Transitional Zoning public hearing; 
Ø 2100 E. Maple Rd. rezoning; 
Ø 2100 E. Maple Rd. Site Plan and CIS review; 
Ø 555 S. Old Woodward Ave. application for rezoning (to be postponed to June 10, 

2015) 
 
d. Other Business   
 
Ø It was observed there are cars stored in the parking lot at Adams Square and the 

construction site is in disarray.   Mr. Baka noted the Fred Lavery service facility is 
not allowed to store cars outside.  Ms. Ecker said they will pass that along to 
Code Enforcement. 

 
05-97-15  

 
PLANNING DIVISION ACTION ITEMS 
 
a. Staff report on previous requests (none) 

 
b. Additional items from tonight’s meeting (none) 
 

05-98-15 
 

 ADJOURNMENT  
 
No further business being evident, board members motioned to adjourn at 9:47 p.m. 
 
 
        Jana Ecker 

Planning Director 
   
 

 
 
 
 



1 

CITY OF BIRMINGHAM  
PLANNING BOARD ACTION ITEMS 

OF WEDNESDAY, MAY 27, 2015 

Item Page 

PUBLIC HEARING 
1. An ordinance to amend Chapter 126, Zoning, of the Birmingham City Code
as follows: 
TO ADD ARTICLE 02 DISTRICT INTENT, PERMITTED USES, AND 
SPECIAL USES, SECTION 2.41, TZ1 (TRANSITION ZONE) DISTRICT TO 
CREATE A DISTRICT INTENT AND LIST PERMITTED AND SPECIAL USES 
IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DEVELOPMENT STANDARDS, SECTION 2.42, TZ1 
(TRANSITION ZONE) DISTRICT TO CREATE DEVELOPMENT STANDARDS 
IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DISTRICT INTENT, PERMITTED USES, AND 
SPECIAL USES, SECTION 2.43, TZ2 (TRANSITION ZONE) DISTRICT TO 
CREATE A DISTRICT INTENT AND LIST PERMITTED AND SPECIAL USES 
IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DEVELOPMENT STANDARDS, SECTION 2.44, TZ2 
(TRANSITION ZONE) DISTRICT TO CREATE DEVELOPMENT STANDARDS 
IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DISTRICT INTENT, PERMITTED USES, AND 
SPECIAL USES, SECTION 2.45, TZ3 (TRANSITION ZONE) DISTRICT TO 
CREATE A DISTRICT INTENT AND LIST PERMITTED AND SPECIAL USES 
IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DEVELOPMENT STANDARDS, SECTION 2.46, TZ3 
(TRANSITION ZONE) DISTRICT TO CREATE DEVELOPMENT STANDARDS 
IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 4, SECTION 4.53, PARKING STANDARDS, PK-09, TO 
CREATE PARKING STANDARDS FOR TZ1, TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.58, SCREENING STANDARDS, SC-06, 
TO CREATE SCREENING STANDARDS FOR TZ1, TZ2 AND TZ3 ZONE 
DISTRICTS;
TO ADD ARTICLE 4, SECTION 4.62, SETBACK STANDARDS, SB-05, TO 
CREATE SETBACK STANDARDS FOR TZ1 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.63, SETBACK STANDARDS, SB-06, TO 
CREATE SETBACK STANDARDS FOR TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.69, STREETSCAPE STANDARDS, ST-01, 
TO CREATE STREETSCAPE STANDARDS FOR TZ1, TZ2 AND TZ3 ZONE 
DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.77, STRUCTURE STANDARDS, SS – 09, 
TO CREATE STRUCTURE STANDARDS FOR THE TZ1 ZONE DISTRICT; 
TO ADD ARTICLE 4, SECTION 4.78, STRUCTURE STANDARDS, SS – 10, 
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TO CREATE STRUCTURE STANDARDS FOR TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 5, SECTION 5.14, TRANSITION ZONE 1, TO CREATE 
USE SPECIFIC STANDARDS FOR THE TZ1 ZONE DISTRICT; 
TO ADD ARTICLE 5, SECTION 5.15, TRANSITION ZONES 2 AND 3, TO 
CREATE USE SPECIFIC STANDARDS FOR THE TZ2 AND TZ3 ZONE DISTRICTS; 
AND 
TO AMEND CHAPTER 126, ZONING, OF THE CODE OF THE CITY OF 
BIRMINGHAM, ARTICLE 4, ALL SECTIONS NOTED BELOW, 
TO APPLY EACH SECTION TO THE NEWLY CREATED TZ1, TZ2 AND/OR 
TZ3 ZONE DISTRICTS AS INDICATED: 
Ordinance Section Name Section Number Applicable Zone to be Added 
Accessory Structures 
Standards (AS) 
4.2 
4.3 
4.4 
TZ1, TZ2, TZ3 
TZ1 
TZ1, TZ2, TZ3 
Essential Services Standards (ES) 
4.09 TZ1, TZ2, TZ3 
Fence Standards (FN) 4.10 
4.11 
TZ1, TZ2, TZ3 
TZ1 
Floodplain Standards (FP) 4.13 TZ1, TZ2, TZ3 
Height Standards (HT) 4.16 
4.18 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
Landscaping Standards (LA) 
4.20 TZ1, TZ2, TZ3 
Lighting Standards (LT) 4.21 
4.22 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
Loading Standards (LD) 4.24 TZ1, TZ2, TZ3 
Open Space Standards 4.30 TZ1, TZ2, TZ3 (OS) 
Outdoor Dining Standards 
(OD) 
4.44 TZ2, TZ3 
Parking Standards (PK) 4.45 
4.46 
4.47 
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TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
Screening Standards (SC) 4.53 TZ1, TZ2, TZ3 
Setback Standards (SB) 4.58 TZ1, TZ2, TZ3 
Structure Standards (SS) 4.69 TZ1, TZ2, TZ3 
Temporary Use Standards 
(TU) 
4.77 TZ1, TZ2, TZ3 
Utility Standards (UT) 4.81 TZ2, TZ3 
Vision Clearance Standards 
(VC) 
4.82 TZ1, TZ2, TZ3 
Window Standards (WN) 4.83 TZ2, TZ3 
AND 
TO AMEND ARTICLE 9, DEFINITIONS, SECTION 9.02 TO ADD 
DEFINITIONS FOR BOUTIQUE, PARKING, SOCIAL CLUB, TOBACCONIST, 
INDOOR RECREATION FACILITY AND SPECIALTY FOOD STORE. 
3. To consider a proposal to rezone the following transitional parcels that are 
adjacent to residential zones throughout the City as follows: 
300 Ferndale, 233, 247, 267 & 287 Oakland, 416 & 424 Park, Parcel # 
1925451021, Birmingham, MI. 
Rezoning from R-2 Single-Family Residential to TZ1 - Attached Single-Family to allow 
attached Single-Family and Multi-Family Residential which are compatible with 
adjacent Single-Family Residential uses. 
191 N. Chester Rd. Birmingham, MI. 
Rezoning from R-2 Single-Family Residential to TZ1 - Attached Single-Family to allow 
Attached Single-Family and Multi-Family Residential uses which are compatible with 
adjacent Single-Family Residential uses. 
400 W. Maple Birmingham, MI. - O1 Office to TZ3 Mixed Use to allow Commercial 
and Residential uses which are compatible with adjacent Single-Family Residential 
uses. 
564, 588, Purdy, 115, 123, 195 W. Brown, 122, 178 E. Brown Birmingham, 
MI. Rezoning from O2 Office to TZ2 - Mixed Use to allow Commercial and Residential 
uses which are compatible with adjacent Single-Family Residential uses. 
1221 Bowers & 1225 Bowers Birmingham, MI. 
Rezoning from O1- Office/ P - Parking to TZ1 - Attached Single-Family to allow 
Attached Single-Family, Multi-Family Residential uses which are compatible with 
adjacent Single-Family Residential uses. 
1111 & 1137 Holland; 801, 887, 999, 1035 & 1105 S. Adams Rd.; 1108, 
1132 & 1140 Webster; 1137 & 1143 Cole St.; 1101 & 1120 E. Lincoln 
Birmingham, MI. 
Rezoning from O2 Office to TZ2 - Mixed-Use to allow Commercial and Residential uses 
which are compatible with adjacent Single-Family Residential uses. 
500, 522 & 576 E. Lincoln; 1148 & 1160 Grant; 1193 Floyd; Parcel 
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#1936403030, Birmingham, MI. 
Rezoning from B-1 Neighborhood Business to TZ2 - Mixed Use to allow Commercial 
and Residential uses which are compatible with adjacent Single-Family Residential 
uses. 
36801, 36823 & 36877 Woodward, Parcel #’s 1925101001, 
1925101006, 1925101007, 1925101008, 1925101009, Birmingham MI. 
Rezoning from O1- Office & P-Parking to TZ3 - Mixed Use to allow Commercial and 
Residential uses which are compatible with adjacent Single-Family Residential uses. 
1775, 1803, 1915, 1971, 1999, 2055, 2075 & 2151 Fourteen Mile Rd., 
Parcel # 2031455006, Birmingham, MI. 
Rezoning from O1- Office to TZ2 - Mixed Use to allow Commercial and Residential 
uses which are compatible with adjacent Single-Family Residential uses. 
100, 124, 130 & 152, W. Fourteen Mile Rd. & 101 E. Fourteen Mile Rd. 
Parcel #1936379020, Birmingham, MI. 
Rezoning from B1-Neighborhood Business, P-Parking, R5-Multi-Family Residential to 
TZ2 - Mixed-Use to allow Commercial and Residential uses which are compatible with 
adjacent Single-Family Residential uses. 
880 W. Fourteen Mile Rd., 1875, 1890 & 1950 Southfield Rd. Birmingham, 
MI. 
Rezoning fromB1-Neighborhood Business, O1-Office to TZ2 - Mixed Use to allow 
Commercial and Residential uses which are compatible with adjacent Single-Family 
Residential uses. 
1712, 1728, 1732, 1740, 1744, 1794 & 1821 W. Maple Rd. Birmingham, MI. 
Rezoning from B1-Neighborhood Business, P-Parking, O1-Office to TZ2 - Mixed Use to 
allow Commercial and Residential uses which are compatible with adjacent Single-
Family Residential uses. 
2483 W. Maple Rd. Birmingham MI. 
Rezoning from B1-Neighborhood Business to TZ2 - Mixed Use to allow Commercial 
and Residential uses which are compatible with adjacent Single-Family Residential 
uses. 
151 N. Eton, Birmingham MI. 
Rezoning from B-1 Neighborhood Business to TZ2 - Mixed Use to allow Commercial 
and Residential uses which are compatible with adjacent Single-Family Residential 
uses. 
412 & 420 E. Frank, Parcel # 1936253003, Birmingham MI. 
Rezoning from B1-Neighborhood Business, B2B-General Business, R3-Single-Family 
Residential to TZ1 – Attached Single-Family Residential to allow Attached Single-
Family and Multi-Family Residential uses which are compatible with adjacent Single-
Family Residential uses.  
 
      Motion by Mr. DeWeese 
Seconded by Mr. Williams to continue this public hearing to June 24, 
2015 in order to provide more detailed information.  
 
Motion carried, 7-0. 
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COMMUNITY IMPACT STATEMENT REVIEW ("CIS") 
PRELIMINARY SITE PLAN REVIEW 
2100 E. Maple Rd. 
Request for approval of a CIS and Preliminary Site Plan Review to review 
the construction of a new one-story, 46,000 sq. ft. retail building for 
Whole Foods Market  
 
      Motion by Ms. Whipple-Boyce 
Seconded by Mr. Williams to postpone the action on the CIS as provided 
by the applicant for the proposed development at 2100 E. Maple Rd., 
Whole Foods, to June 10, 2015, allowing the applicant the opportunity to 
address the issues that were raised in the previous motion. 
 
Motion carried, 7-0.  
 
      Motion by Mr. DeWeese 
Seconded by Mr. Koseck to move up the rezoning request for 2100 E. 
Maple Rd., Whole Foods, so that it is next on the agenda. 
 
Motion carried, 7-0.  
 
 
REZONING REQUEST 
2100 E. Maple Rd. (former Urgent Care) 
Application for rezoning from O-1 Office to B-2 General Business to allow 
retail and commercial uses on the site; 
 
Or, in the alternative, 
 
Application for rezoning from O-1 Office to B-2B General Business to 
allow retail and commercial uses on the site.  
 
      Motion by Mr. DeWeese 
Seconded by Mr. Jeffares to recommend to the City Commission 
rezoning of 2100 E. Maple Rd. from O1 Office to B2 General Business to 
allow retail and commercial uses on the site. 
 
Motion carried, 6-1.  
 
      Motion by Mr. DeWeese 
Seconded by Mr. Koseck to postpone the Preliminary Site Plan for 2100 
E. Maple Rd., Whole Foods, to June 10, 2015. 
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CITY OF BIRMINGHAM  
REGULAR MEETING OF THE PLANNING BOARD  

WEDNESDAY, MAY 27, 2015 
City Commission Room  

151 Martin Street, Birmingham, Michigan 
 

 
Minutes of the regular meeting of the City of Birmingham Planning Board held on May 
27, 2015.  Chairman Scott Clein convened the meeting at 7:30 p.m.  
 
Present: Chairman Scott Clein; Board Members Carroll DeWeese, Bert Koseck, 

Gillian Lazar, Janelle Whipple-Boyce, Bryan Williams (left at 11:30); 
Alternate Board Member Stuart Jeffares 

 
Absent:  Board Member Robin Boyle, Alternate Board Member Daniel Share; 

Student Representatives Scott Casperson, Andrea Laverty 
   
Administration:  Matthew Baka, Senior Planner   
  Jana Ecker, Planning Director 
  Carole Salutes, Recording Secretary 
        

05-87-15 
 

APPROVAL OF THE MINUTES OF THE REGULAR PLANNING BOARD MEETING 
HELD MAY 13, 2015 
 
Ms. Whipple-Boyce asked that approval of the minutes be postponed so that more of 
her comments could be included regarding why she does not feel medical marijuana 
facilities are appropriate in the MX District. 
 

05-99-15 
 

CHAIRPERSON’S COMMENTS (none) 
 

05-100-15 
 
APPROVAL OF THE AGENDA (no change to the posted agenda)  
 

05-101-15 
PUBLIC HEARING 
1. An ordinance to amend Chapter 126, Zoning, of the Birmingham City Code as 
follows: 
TO ADD ARTICLE 02 DISTRICT INTENT, PERMITTED USES, AND SPECIAL USES, 
SECTION 2.41, TZ1 (TRANSITION ZONE) DISTRICT TO CREATE A DISTRICT 
INTENT AND LIST PERMITTED AND SPECIAL USES IN THIS ZONE DISTRICT; 
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TO ADD ARTICLE 02 DEVELOPMENT STANDARDS, SECTION 2.42, TZ1 
(TRANSITION ZONE) DISTRICT TO CREATE DEVELOPMENT STANDARDS IN THIS 
ZONE DISTRICT; 
TO ADD ARTICLE 02 DISTRICT INTENT, PERMITTED USES, AND SPECIAL USES, 
SECTION 2.43, TZ2 (TRANSITION ZONE) DISTRICT TO CREATE A DISTRICT 
INTENT AND LIST PERMITTED AND SPECIAL USES IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DEVELOPMENT STANDARDS, SECTION 2.44, TZ2 
(TRANSITION ZONE) DISTRICT TO CREATE DEVELOPMENT STANDARDS IN THIS 
ZONE DISTRICT; 
TO ADD ARTICLE 02 DISTRICT INTENT, PERMITTED USES, AND SPECIAL USES, 
SECTION 2.45, TZ3 (TRANSITION ZONE) DISTRICT TO CREATE A DISTRICT 
INTENT AND LIST PERMITTED AND SPECIAL USES IN THIS ZONE DISTRICT; 
TO ADD ARTICLE 02 DEVELOPMENT STANDARDS, SECTION 2.46, TZ3 
(TRANSITION ZONE) DISTRICT TO CREATE DEVELOPMENT STANDARDS IN THIS 
ZONE DISTRICT; 
TO ADD ARTICLE 4, SECTION 4.53, PARKING STANDARDS, PK-09, TO CREATE 
PARKING STANDARDS FOR TZ1, TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.58, SCREENING STANDARDS, SC-06, TO 
CREATE SCREENING STANDARDS FOR TZ1, TZ2 AND TZ3 ZONE DISTRICTS; 

TO ADD ARTICLE 4, SECTION 4.62, SETBACK STANDARDS, SB-05, TO CREATE 
SETBACK STANDARDS FOR TZ1 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.63, SETBACK STANDARDS, SB-06, TO CREATE 
SETBACK STANDARDS FOR TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.69, STREETSCAPE STANDARDS, ST-01, TO 
CREATE STREETSCAPE STANDARDS FOR TZ1, TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 4, SECTION 4.77, STRUCTURE STANDARDS, SS – 09, TO 
CREATE STRUCTURE STANDARDS FOR THE TZ1 ZONE DISTRICT; 
TO ADD ARTICLE 4, SECTION 4.78, STRUCTURE STANDARDS, SS – 10, TO 
CREATE STRUCTURE STANDARDS FOR TZ2 AND TZ3 ZONE DISTRICTS; 
TO ADD ARTICLE 5, SECTION 5.14, TRANSITION ZONE 1, TO CREATE USE 
SPECIFIC STANDARDS FOR THE TZ1 ZONE DISTRICT; 
TO ADD ARTICLE 5, SECTION 5.15, TRANSITION ZONES 2 AND 3, TO CREATE 
USE SPECIFIC STANDARDS FOR THE TZ2 AND TZ3 ZONE DISTRICTS; 
AND 
TO AMEND CHAPTER 126, ZONING, OF THE CODE OF THE CITY OF 
BIRMINGHAM, ARTICLE 4, ALL SECTIONS NOTED BELOW, 
TO APPLY EACH SECTION TO THE NEWLY CREATED TZ1, TZ2 AND/OR TZ3 
ZONE DISTRICTS AS INDICATED: 
Ordinance Section Name Section Number Applicable Zone to be Added Accessory 
Structures 
Standards (AS) 
4.2 
4.3 
4.4 
TZ1, TZ2, TZ3 
TZ1 
TZ1, TZ2, TZ3 
Essential Services Standards (ES) 
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4.09 TZ1, TZ2, TZ3 
Fence Standards (FN) 4.10 
4.11 
TZ1, TZ2, TZ3 
TZ1 
Floodplain Standards (FP) 4.13 TZ1, TZ2, TZ3 
Height Standards (HT) 4.16 
4.18 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
Landscaping Standards (LA) 
4.20 TZ1, TZ2, TZ3 
Lighting Standards (LT) 4.21 
4.22 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
Loading Standards (LD) 4.24 TZ1, TZ2, TZ3 
Open Space Standards 4.30 TZ1, TZ2, TZ3 (OS) 
Outdoor Dining Standards 
(OD) 
4.44 TZ2, TZ3 
Parking Standards (PK) 4.45 
4.46 
4.47 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
TZ1, TZ2, TZ3 
Screening Standards (SC) 4.53 TZ1, TZ2, TZ3 
Setback Standards (SB) 4.58 TZ1, TZ2, TZ3 
Structure Standards (SS) 4.69 TZ1, TZ2, TZ3 
Temporary Use Standards 
(TU) 
4.77 TZ1, TZ2, TZ3 
Utility Standards (UT) 4.81 TZ2, TZ3 
Vision Clearance Standards 
(VC) 
4.82 TZ1, TZ2, TZ3 
Window Standards (WN) 4.83 TZ2, TZ3 
AND 
TO AMEND ARTICLE 9, DEFINITIONS, SECTION 9.02 TO ADD DEFINITIONS FOR 
BOUTIQUE, PARKING, SOCIAL CLUB, TOBACCONIST, INDOOR RECREATION 
FACILITY AND SPECIALTY FOOD STORE. 
3. To consider a proposal to rezone the following transitional parcels that are adjacent 
to residential zones throughout the City as follows: 
300 Ferndale, 233, 247, 267 & 287 Oakland, 416 & 424 Park, Parcel # 1925451021, 
Birmingham, MI. 
Rezoning from R-2 Single-Family Residential to TZ1 - Attached Single-Family to allow attached 
Single-Family and Multi-Family Residential which are compatible with adjacent Single-Family 
Residential uses. 
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191 N. Chester Rd. Birmingham, MI. 
Rezoning from R-2 Single-Family Residential to TZ1 - Attached Single-Family to allow Attached 
Single-Family and Multi-Family Residential uses which are compatible with adjacent Single-
Family Residential uses. 
400 W. Maple Birmingham, MI. - O1 Office to TZ3 Mixed Use to allow Commercial and 
Residential uses which are compatible with adjacent Single-Family Residential uses. 
564, 588, Purdy, 115, 123, 195 W. Brown, 122, 178 E. Brown Birmingham, MI. 
Rezoning from O2 Office to TZ2 - Mixed Use to allow Commercial and Residential uses which 
are compatible with adjacent Single-Family Residential uses. 
1221 Bowers & 1225 Bowers Birmingham, MI. 
Rezoning from O1- Office/ P - Parking to TZ1 - Attached Single-Family to allow Attached Single-
Family, Multi-Family Residential uses which are compatible with adjacent Single-Family 
Residential uses. 
1111 & 1137 Holland; 801, 887, 999, 1035 & 1105 S. Adams Rd.; 1108, 1132 & 1140 
Webster; 1137 & 1143 Cole St.; 1101 & 1120 E. Lincoln Birmingham, MI. 
Rezoning from O2 Office to TZ2 - Mixed-Use to allow Commercial and Residential uses which 
are compatible with adjacent Single-Family Residential uses. 
500, 522 & 576 E. Lincoln; 1148 & 1160 Grant; 1193 Floyd; Parcel #1936403030, 
Birmingham, MI. 
Rezoning from B-1 Neighborhood Business to TZ2 - Mixed Use to allow Commercial and 
Residential uses which are compatible with adjacent Single-Family Residential uses. 
36801, 36823 & 36877 Woodward, Parcel #’s 1925101001, 
1925101006, 1925101007, 1925101008, 1925101009, Birmingham MI. 
Rezoning from O1- Office & P-Parking to TZ3 - Mixed Use to allow Commercial and Residential 
uses which are compatible with adjacent Single-Family Residential uses. 
1775, 1803, 1915, 1971, 1999, 2055, 2075 & 2151 Fourteen Mile Rd., 
Parcel # 2031455006, Birmingham, MI. 
Rezoning from O1- Office to TZ2 - Mixed Use to allow Commercial and Residential uses which 
are compatible with adjacent Single-Family Residential uses. 
100, 124, 130 & 152, W. Fourteen Mile Rd. & 101 E. Fourteen Mile Rd. 
Parcel #1936379020, Birmingham, MI. 
Rezoning from B1-Neighborhood Business, P-Parking, R5-Multi-Family Residential to TZ2 - 
Mixed-Use to allow Commercial and Residential uses which are compatible with adjacent Single-
Family Residential uses. 
880 W. Fourteen Mile Rd., 1875, 1890 & 1950 Southfield Rd. Birmingham, MI. 
Rezoning fromB1-Neighborhood Business, O1-Office to TZ2 - Mixed Use to allow Commercial 
and Residential uses which are compatible with adjacent Single-Family Residential uses. 
1712, 1728, 1732, 1740, 1744, 1794 & 1821 W. Maple Rd. Birmingham, MI. 
Rezoning from B1-Neighborhood Business, P-Parking, O1-Office to TZ2 - Mixed Use to allow 
Commercial and Residential uses which are compatible with adjacent Single-Family Residential 
uses. 
2483 W. Maple Rd. Birmingham MI. 
Rezoning from B1-Neighborhood Business to TZ2 - Mixed Use to allow Commercial and 
Residential uses which are compatible with adjacent Single-Family Residential uses. 
151 N. Eton, Birmingham MI. 
Rezoning from B-1 Neighborhood Business to TZ2 - Mixed Use to allow Commercial and 
Residential uses which are compatible with adjacent Single-Family Residential uses. 
412 & 420 E. Frank, Parcel # 1936253003, Birmingham MI. 
Rezoning from B1-Neighborhood Business, B2B-General Business, R3-Single-Family Residential 
to TZ1 – Attached Single-Family Residential to allow Attached Single-Family and Multi-Family 
Residential uses which are compatible with adjacent Single-Family Residential uses. 
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Mr. Baka recalled the Planning Board has held several study sessions over the past 
several years in order to develop a Transition Zoning classification that could be applied 
to areas of the City that abut single-family residential zones and are adjacent to 
commercial zones and/or located on major thoroughfares. The goal of these study 
sessions was to identify and revise the zoning classifications of these properties to 
provide a transition/buffer to the single-family neighborhoods through the use of 
screenwalls and landscaping. 
 
Additionally, the new zones were crafted to incorporate small scale, neighborhood 
friendly uses that are likely to be patronized by residents of the immediate area. There 
are several restrictions proposed to control the new uses that would ensure that new 
development would be in keeping with the scale and standards that are expected in the 
City of Birmingham.  
 
The Planning Board selected fourteen (14) locations throughout the City where these 
zones are proposed to be implemented. On some existing residential parcels this is 
proposed to be accomplished through attached single-family or multi-family housing. On 
commercial parcels, it is proposed to be accomplished through a mixed-use zone that 
permits residential and commercial uses. 
 
On April 8, 2015 the Planning Board reviewed draft ordinance language for three new 
zoning classifications, TZ1, TZ2, and TZ3. At that time the Planning Board set a public 
hearing for May 27, 2015. The following outlines the proposal to be considered. 
 
Article 04 
In addition to the regulations provided in Article 02 of the Zoning Ordinance, the 
Planning Dept. identified many additional development standards contained in 
Article 04, Development Standards, that should be applied to the new transition zones. 
The Planning Department is now providing draft ordinance language for those 
development standards in a format that would allow for integration into Article 04 of the 
Zoning Ordinance.  
 
Article 05 
The creation of the new zoning classifications would also require additions to Article 05, 
Use Specific Standards, for any permitted uses allowed in the TZ zones. Draft 
ordinance language to add to Article 05 has been proposed for review. 
 
Single-family dwellings in Transition Zones 
Throughout the course of the study sessions it has been consistently maintained that 
single-family residential should be a permitted use in each zone. As discussed at the 
last study session, the standards that have been applied are R3, which is consistent 
with the rest of the Zoning Ordinance. 
 
Mr. Baka discussed the permitted uses and development standards for each of the 
three zones, TZ1, TZ2, and TZ3.  TZ1 is strictly residential and TZ2 and TZ3 are mixed-
use or commercial zones.  The only difference between TZ2 and TZ3 is that the 
maximum height is higher on TZ3 which allows three stories (minimum of two stories) 
and 42 ft.; whereas TZ2 permits a maximum of two stories. 
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Mr. Jeffares received clarification that E.F.I.S. is permitted as a building material for 
TZ1.  For TZ2 and TZ3 it is allowed but not on the first floor.  
 
Ms. Ecker spoke about why the City is taking this initiative.  There are multiple parcels 
throughout the City that are in a difficult situation because they are either on a major 
road, adjacent to commercial uses, and/or abutting up against single-family 
neighborhoods.  These parcels have not been dealt with by either the Zoning Ordinance 
or the Master Plan over the last several decades.  The Planning Board is attempting to 
create a Transitional Zone to show the unique circumstances in each of the cases and 
to clearly delineate which uses are appropriate for those locations. Some protection for 
the nearby residents has been put into place and the size of any commercial proposal 
has been limited.  Mr. Koseck hoped this would get better tenants, better buffers and 
respect the neighborhoods. 
   
At 8:08 p.m., Chairman Clein called for comments from the public related to dimensional 
standards or the creation of transitional zoning in general. 
 
Ms. Patricia Shane who lives on Purdy spoke against the rezoning.  She doesn't want 
commercial coming into her neighborhood.   
 
Ms. Catherine Gains, 343 Ferndale, believed the rezoning will increase on-street 
parking and traffic which is already getting crazy in her neighborhood.  Consider not 
passing the rezoning. 
 
Mr. Larry Bertolini thought off-street parking for outside dining should be incorporated.  
He wanted to see a comparison of what was to what can be as far as change in density 
and change in parking.  He hopes the area will not become over commercialized by 
developers.  
 
Ms. Schuger, who owns property at 467 Park and 1823 Bradford, questioned what the 
City will be bringing to the residents of the community other than assisting developers.  
She thinks graphics would be very helpful. 
 
Ms. Jean Rizzo, 431 Park, received confirmation that the rear setback for a TZ1 
property is 20 ft. and the side setback is 10 ft.  No one in her neighborhood wants the 
rezoning. 
 
Mr. Steve Rockoff who lives on Webster asked if environmental or traffic impact studies 
have been done with the parcels as to how the residents could be affected by the 
rezoning.  Chairman Clein answered that without the specifics of a development 
proposal the details of what the impacts would be could be very far flung.  Mr. Rockoff 
stated everyone he has talked to about the rezoning is against it.  Mr. Baka noted that in 
the TZ2 and TZ3 zones the density will not change. 
 
Ms. Cathleen Schwartz, 582 Henrietta, noted the residents moved in with what is there 
now.  Change is always hard and some of the changes proposed could be very different 
from what currently exists. She would like to see the parcels in the context of the whole 
City in order to get a sense of the scope of change. 
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Mr. Joe Murphy, 751 Ann, said the rezoning appears to him to be a commercial 
undertaking.  He urged the board to consider another way to raise money for the City. 
 
Mr. Jim Partridge, owner of property at the SE corner of Webster and Adams, observed 
there are four parcels along Adams Rd. that do not meet the criteria and are therefore 
unbuildable because they are 120 ft. x 40 ft.  His is 120 ft. x 42.3 ft.  There is no parking.  
That needs to be looked at.  Further there will be disagreements about whether the City 
is complying with the Uniform Energy Code. 
 
Mr. Will Huffacre, 532 Pierce, agreed that parking could become an issue.  He is 
opposed to the Transition Zones.  He hasn't heard why it would really benefit him as a 
resident. There don't seem to be any provisions to protect residents.  He asked if the 
proposed ordinance amendments would be retroactive.  Chairman Clein responded 
there are code compliance officers who have the ability to issue violations for anything 
related to the ordinance.  Ms. Ecker explained if the ordinance were to go through, an 
existing building is grandfathered in by legal non-conforming status.  However, if a new 
use comes in or the building is expanded it would be subject to the new rules. 
 
Mr. David Bloom who lives on Stanley stated the residents in this community have 
made it clear that they do not want to see this kind of development. He doesn't know 
why it is needed right now when there is so much other expansion going on in the City. 
 
Mr. Paul Regan who lives on Purdy said that staff has done a yeoman's job on 
determining dimensionality, the height and the setbacks.  However, the essence of 
zoning is usage and what is being considered now is not relief.  Therefore, he is not in 
support.  Separate the dimensionality from the uses and you would have a winner. 
 
Mr. Koseck emphasized this proposal is not commercially driven in an effort to achieve 
more taxes for the City.  It is not about putting more on a piece of property than can 
currently occur, because they all have to provide for their own parking.   
 
Mr. Williams noted the board should focus on density in TZ1.  Dimensions are not 
changing in TZ2 and TZ3 so focus on uses there.  
 
Mr. Baka started a PowerPoint showing existing and proposed zoning for the 14 areas 
that are under consideration.  Initial discussion centered around property at Park and 
Oakland which is a density issue because single-family is changing to multi-family.  It 
may be the only one of the 14 that truly has density changes proposed.  The post office 
is proposed to go to TZ1 if it is ever sold by the Federal Government.   
 
Mr. Williams wanted to see a graphic depicting for each parcel what exists now and 
what could exist under current zoning; and what the proposed changes are with respect 
to uses.  Other board members agreed the presentation needs to be a little simpler so 
that it is easier to understand. 
 
Motion by Mr. DeWeese 
Seconded by Mr. Williams to continue this public hearing to June 24, 2015 in 
order to provide more detailed information. 
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The chairman took discussion to the public for comments on the motion at 9:25 p.m. 
 
Mr. Larry Bertolini noted additional items that might be reviewed at the next meeting: 
Ø Clarification as to what happens if the existing church and the existing post office 

decide to vacate; 
Ø Show graphically that there will be no increase in density; 
Ø Review of parking for outside dining establishments. 

 
Mr. Michael Poris, 36801 Woodward Ave. did not support the motion.  He wanted to see 
the rest of staff's presentation. 
 
Mr. Paul Regan noted that some of the uses come with cars and parking more so than 
others.   
 
Motion carried, 7-0. 
 
ROLLCALL VOTE 
Yeas:  DeWeese, Williams, Clein, Jeffares, Koseck, Lazar, Whipple-Boyce 
Nays: None 
Absent: Boyle 
 
The board took a short break at 9:30 p.m. 
 

05-102-15 
 
COMMUNITY IMPACT STATEMENT REVIEW ("CIS") 
PRELIMINARY SITE PLAN REVIEW 
2100 E. Maple Rd. 
Request for approval of a CIS and Preliminary Site Plan Review to review the 
construction of a new one-story, 46,000 sq. ft. retail building for Whole Foods 
Market 
 
CIS 
Ms. Ecker advised the subject site, 2100 East Maple Rd., is currently vacant, but was 
previously an office building, and then an urgent care medical clinic. At this time, the 
applicant is proposing a new single-story 46,500 sq. ft. structure. The subject site is 
located on the south side of E. Maple Rd., west of the existing LA Fitness facility and 
east of the railroad tracks. The proposed new building will house a Whole Foods 
grocery store selling natural and organic foods. The site occupies a total of 4.62 acres. 
 
The applicant was required to prepare a Community Impact Study in accordance with 
Article 7, section 7.27(E) of the Zoning Ordinance as they are proposing a new building 
containing more than 20,000 sq. ft. of gross floor area. 
 
The applicant has submitted a Phase 1 Update, Environmental Site Assessment 
("Phase 1") conducted on the property most recently by AKT Environmental 
Consultants.  The Phase 1 Update has revealed no evidence of recognized 
environmental conditions except for documented historical industrial use of the property 
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and the previous presence of one 2,500 gallon fuel oil and one 2,500 gallon gasoline 
UST. 
 
Several complex changes have been proposed by the applicant for the intersection of E. 
Maple Rd. and N. Eton which already doesn't function well.  The main entrance to the 
Whole Foods will be the eastern drive.  A deceleration lane is proposed to allow the 
turning movement into the property.  The City's traffic study has found traffic will get a 
little better due to signal timing improvements and the pedestrian crossing system 
proposed to be put in place. 
 
Mr. Rick Rattner, Attorney for Whole Foods, introduced Mr. James Butler from 
Professional Engineering Associates, Inc.; Mr. Joseph Marson, Traffic Engineer from 
Parsons; Mr. Michael Fitzgerald, Architect; Ms. Thea Hiak from Whole Foods; and Mr. 
Linden Nelson, the owner of the site.  Mr. Rattner stated the traffic consultants are 
working very hard to make that intersection better. 
 
Mr. Butler said they will provide a map for the haul route.  They propose to put a trash 
compactor inside the truck dock, outside of the building.  They are aware that a sewer 
runs beneath the building and that issue will be resolved.  Replying to Chairman Clein, 
Mr. Butler explained their need for parking in excess of one hundred spaces above 
ordinance requirements is based on Whole Foods standards. Mr. Rattner added it is a 
very safe and modern parking lot located in the back of the store. Mr. Butler indicated 
they have prepared a revised geometry plan to address specific issues about how the 
intersection relates to N. Eton.  Their traffic study relates directly to that geometry. 
 
Ms. Thea Hiak said that Whole Foods is more than just a grocery store.  She described 
the many innovative venues that are planned.  Mr. Koseck was disappointed not to have 
a map showing how the store fits within its context.  
 
Motion by Mr. DeWeese 
Seconded by Ms. Whipple-Boyce to accept the CIS for 2100 E. Maple Rd., Whole 
Foods with the following conditions: 
(1) The applicant will be required to obtain approval to rezone the property to 
permit the proposed use as a grocery store; 
(2) Applicant must submit a map showing proposed haul routes during 
construction; 
(3) Applicant must provide information on all life safety issues to the Fire Dept. 
for approval; 
(4) Applicant must provide information on the details of on-site trash storage and 
the collection of trash and recycled materials; 
(5) Applicant must provide information on all utility easements; 
(6) Applicant must provide information on the proposed security system for 
approval by the Police Department; and 
(7) The applicant complies with the recommendations of the City’s transportation 
consultant and all City Departments. 
 
Mr. Koseck thought it would be more logical to focus on the rezoning before moving into 
the more detailed information. Chairman Clein said he will not support the motion at this 
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point because he thinks it is premature to accept a CIS when they still don't have final 
agreement from the traffic consultant. 
 
The chairman asked for comments on the motion from the audience at 10:45 p.m. 
 
Mr. Larry Bertolini received clarification that the traffic volume count included LA Fitness 
and the All Seasons development. 
 
Mr. Michael Poris thought the board should support the motion and move the CIS 
forward.  The CIS is, in fact, a study. 
 
Ms. Dorothy Conrad, 2252 Yorkshire, was concerned about pedestrian access. 
 
Motion failed, 1-6. 
 
ROLLCALL VOTE 
Yeas:  DeWeese 
Nays: Clein, Jeffares, Koseck, Lazar, Whipple-Boyce, Williams  
Absent: Boyle  
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Williams to postpone the action on the CIS as provided by the 
applicant for the proposed development at 2100 E. Maple Rd., Whole Foods, to 
June 10, 2015, allowing the applicant the opportunity to address the issues that 
were raised in the previous motion. 
 
There was no further discussion on the motion from the public at 10:54 p.m. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas:  Whipple-Boyce, Williams, Clein, DeWeese, Jeffares, Koseck, Lazar  
Nays: None 
Absent: Boyle  
 
Motion by Mr. DeWeese 
Seconded by Mr. Koseck to move up the rezoning request for 2100 E. Maple Rd., 
Whole Foods, so that it is next on the agenda. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas:  DeWeese, Koseck, Clein, Jeffares, Lazar, Whipple-Boyce, Williams 
Nays: None 
Absent: Boyle 
 
Motion by Mr. DeWeese 
Seconded by Ms. Lazar to extend the meeting 30 minutes to 11:30 p.m. 
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Motion carried, 6-1. (Mr. Williams opposed) 
 

05-103-15 
 

REZONING REQUEST 
2100 E. Maple Rd. (former Urgent Care) 
Application for rezoning from O-1 Office to B-2 General Business to allow retail 
and commercial uses on the site; 
 
Or, in the alternative, 
 
Application for rezoning from O-1 Office to B-2B General Business to allow retail 
and commercial uses on the site. (continued from the meeting of April 22, 2015) 
 
Ms. Ecker recalled that at the last meeting the Planning Board wanted to see more 
detail on how the site could work and to have sealed plans by the architect.  She 
provided the history of the property.  The site is the only property on the south side of 
Maple Rd. east of the railroad tracks that is within the City of Birmingham.  In 1989 the 
entire site was recommended for rezoning to all industrial, based on the Master Plan.  
However, residents were opposed and the whole property was rezoned to O1 Office 
which is what it is today. 
 
The applicant believes O1 is not a suitable zoning for this district because on all sides 
properties are allowed to go higher.  Also, the Birmingham MX District and the Troy side 
allow a greater range of uses.  The development trend in the area as a whole is to go 
more towards mixed use. 
 
B-2 permits a maximum height of 40 ft. and 3 stories; whereas B2B permits a maximum 
height of 30 ft. and 2 stories.  Both of those zoning classifications allow a grocery store 
use.   
 
Mr. DeWeese thought the applicant's request is reasonable in terms of height, spacing, 
setbacks, and uses. 
 
Mr. Rick Rattner incorporated everything that was said at the last meeting. Further, 
everything that Mr. DeWeese has said is correct.  This site being rezoned solves a lot of 
problems from a zoning perspective.   
 
Chairman Clein asked for comments on the rezoning from members of the public. 
 
Mr. Larry Bertolini was comfortable with rezoning to B2 as long as the Planning Board is 
comfortable they can control traffic adequately through the site plan process. 
 
Ms. Dorothy Conrad said that her homeowners association supports the rezoning for 
Whole Foods.  They do not support the rezoning for a whole number of other items that 
are on the list for that zoning category. 
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Ms. Ecker read a letter from a representative of Pembroke Manor Homeowners 
Association saying they enthusiastically support the property owner's request for 
rezoning; and further the site plan for Whole Foods Market. 
 
Mr. Williams observed the board started by saying this is an appropriate case for 
contract zoning, and the neighborhood agrees.   
 
Motion by Mr. DeWeese 
Seconded by Mr. Jeffares to recommend to the City Commission rezoning of 2100 
E. Maple Rd. from O1 Office to B2 General Business to allow retail and 
commercial uses on the site. 
 
Ms. Lazar received clarification that parking requirements would not change for the site. 
 
There were no comments from the public on the motion at 11:30 p.m. 
 
Motion carried, 6-1.  
 
VOICE VOTE 
Yeas:  DeWeese, Jeffares, Clein, Koseck, Whipple-Boyce, Williams 
Nays: Lazar 
Absent: Boyle 
 
Preliminary Site Plan 
Ms. Ecker explained the existing land uses on the site include a vacant office building, a 
surface parking lot and a cell tower with associated equipment enclosure. Both the 
office building and the large parking lot are proposed to be demolished to allow 
construction of the proposed grocery store, and a new adjacent surface parking lot. The 
existing cell tower and equipment enclosure at the far south end of the site is proposed 
to remain. 
 
The proposed use is permitted in the B2 District which has just been 
recommended for approval.  The applicant meets the bulk, area, height, and 
placement standards for the proposed building if the B2 zoning is approved for this site.   
 
Design Review 
There is an entry in the front NE corner for folks entering from the sidewalk.  The 
building is moved right up to the street and parking is in the back.  The applicant is 
proposing to utilize the following materials for the construction of the proposed grocery 
store building: 

� Cast stone; 
� Brick; 
� Ceramic tile “wood” siding; 
� Stone for the base of the building; 
� Aluminum and glass storefront with clear glazing; 
� Pre-finished metal coping along the parapet; 
� Fritted glass for upper windows along the west, north and east elevations; 
However, fritted glass is not permitted. The applicant must remove the 
proposed fritted glass. 
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� Metal canopies and column covers along the north and south elevations; 
and 
� Metal frame sunshades surrounding windows along the east and west 
elevations. 

No material samples or colors have been provided at this time, but will be 
required at the time of Final Site Plan Review. The plans do not indicate the 
percentage of glazing provided; however it does not appear that the 
building as proposed meets the 70% glazing requirement as listed in 
section 4.83 of the Zoning Ordinance. 
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. DeWeese to extend the meeting 15 minutes to 11:45 p.m. 
 
Motion carried, 6-0. (Mr. Williams absent) 
 
Mr. Linden Nelson introduced Mr. Michael Fitzgerald from OKW Architects.  Mr. 
Fitzgerald explained that each Whole Foods store is unique.  They are not a prototype 
by any means.  Each interior decor and exterior architecture is designed to fit in with the 
context.  He described the preliminary layout of the building and noted the synergy with 
LA Fitness.  They are looking for a clear interior height of 18 or 19 ft.  A parapet about 
3.5 ft. above the roof structure is proposed to screen rooftop mechanical equipment.  
The depressed loading area will have a screenwall.  There will be outdoor seating at the 
SW corner of the building.  Two elements of the building along E. Maple Rd. are 30 ft. 
high, and the only piece of the building above that is in the back SE corner, and it is 35 
ft. high.  Along E. Maple Rd. display windows showing what is going on in the store and 
in the community sit beneath the clearstory windows in the upper portion of the building.   
 
Motion by Mr. DeWeese 
Seconded by Ms. Lazar to extend the meeting 15 minutes to midnight. 
 
Motion carried, 6-0. (Mr. Williams absent) 
 
Mr. Jeffares wanted to see glass and seating on E. Maple Rd. and the offices in back by 
the parking lot.   
 
Ms. Whipple-Boyce asked for more information on the following: 
Ø How the entries and exits work with the circulation; 
Ø Seating and outdoor dining areas; 
Ø Outdoor seating; 
Ø Seeded glass; 
Ø Materials on the elevations; 
Ø Display windows may not work so well in this application because the 

pedestrians are below them. 
 
Mr. Koseck suggested some things to look at: 
Ø A sidewalk that links the Maple Rd. side on the west to the store - so don't just 

treat that as a service entrance; 
Ø The grade change needs to be resolved; 
Ø Offices that have windows; 
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Ø Windows should offer a view of what is going on inside along the Maple 
elevation. 

 
Ms. Lazar thought there is room for change: 
Ø Display windows need some attention; 
Ø Place cash registers near the E. Maple Rd. entrance so it can be an exit as well; 
Ø How trucks get out without interfering with pedestrian or vehicular circulation. 

 
Ms. Hiak advised the store hours will be from 8 a.m. to 10 p.m. seven days a week. 
 
Chairman Clein wanted to see for next time the new configuration of the site as it hits E. 
Maple Rd. 
 
There were no comments from the public at 11:58 p.m. 
 
Mr. Linden Nelson offered an alternative layout for the store. 
 
Motion by Mr. DeWeese 
Seconded by Mr. Koseck to postpone the Preliminary Site Plan for 2100 E. Maple 
Rd., Whole Foods, to June 10, 2015. 
 
There were no comments from the public on the motion at 12 a.m. 
 
Motion carried, 6-0. 
 
VOICE VOTE 
Yeas:  DeWeese Koseck, Clein, Jeffares, Lazar Whipple-Boyce 
Nays:  None 
Absent:  Boyle, Williams 
 
Motion by Ms Whipple-Boyce 
Seconded by Mr. DeWeese to extend the meeting 5 minutes to 12:05 a.m. 
 
Motion carried, 6-0. (Mr. Williams absent) 
 

05-104-15 
 
555 S. Old Woodward Ave., 555 Building 
Application for rezoning of the property from D-4 in the Downtown Overlay 
District to D-5, a new zoning classification proposed for the Downtown Overlay 
District, to allow the renovation and expansion of the existing mixed-use building 
(Request to postpone to June 10, 2015)  
 

05-105-15 
 
MEETING OPEN TO THE PUBLIC FOR ITEMS NOT ON THE AGENDA (no 
discussion) 
 

05-106-15 
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MISCELLANEOUS BUSINESS AND COMMUNICATIONS  
 
a. Communications (none) 
 
b. Administrative Approvals (none) 
 
c. Draft Agenda for the Regular Planning Board Meeting on June 10, 2015  
 

Ø 2100 E. Maple Rd. CIS, Preliminary Site Plan; 
Ø D5 ordinance study session; 
Ø 555 S. Old Woodward Ave. application for rezoning study session; 
Ø Property on Haynes site plan requesting addition of two garages. 

 
Motion by Ms Whipple-Boyce 
Seconded by Mr. DeWeese to extend the meeting 5 minutes to 12:10 a.m. 
 
Motion carried, 6-0. (Mr. Williams absent) 
 
 
d. Other Business   

05-107-15  
 
PLANNING DIVISION ACTION ITEMS 
 
a. Staff report on previous requests (none) 

 
b. Additional items from tonight’s meeting (none) 
 

05-108-15 
 

 ADJOURNMENT  
 
No further business being evident, board members motioned to adjourn at 12:10 a.m. 
 
 
        Jana Ecker 

Planning Director 
   
 

 
 
 
 



 MEMORANDUM 
Community Development Department 

Date: June 5, 2015 

To:  Planning Board 

From: Jana L. Ecker, Planning Director 

Re: 2100 E. Maple - Whole Foods Market 
Community Impact Study & Preliminary Site Plan Review 
(Changes noted in blue type) 

Community Impact Study 

I. INTRODUCTION 

The subject site, 2100 East Maple is currently vacant, but was previously an 
office building, and then an urgent care medical clinic.  At this time, the applicant 
is proposing a new a single story 46,500 square foot structure.   The subject site 
is located on the south side of East Maple Road, west of the existing LA Fitness 
facility and east of the railroad tracks. The proposed new building will house a  
Whole Foods grocery store, selling natural and organic foods. The site occupies 
a total of 4.62 acres. 

The applicant was required to prepare a Community Impact Study in accordance 
with Article 7, section 7.27(E) of the Zoning Ordinance as they are proposing a 
new building containing more than 20,000 square feet of gross floor area.   

II. COMMUNITY IMPACT STUDY

As stated above, the applicant was required to prepare a Community Impact 
Study (“CIS”) given the size of the proposed development.  The Zoning 
Ordinance recognizes that buildings of a certain size may affect community 
services, the environment, and neighboring properties. The CIS acts as a 
foundation for discussion between the Planning Board and the applicant, beyond 
the normal scope of information addressed in the preliminary site plan review 
application.  The Planning Board “accepts” the CIS prior to taking action on a 
Preliminary Site Plan. 

AGENDA



 
A. Planning & Zoning Issues:   

 
Use 

 
The property is currently zoned O-1 (Office) and the applicant has submitted 
a rezoning request to rezone the property from O-1 (Office) to B-2 (General 
Business). The current O-1 classification does not allow a grocery store 
and places height restrictions on the new structure. The B-2 classification 
would allow the market as a commercially permitted use with a maximum 
height of 40 feet and 3 stories.  On May 27, 2015 the Planning Board voted 
to recommend approval of the rezoning of this property from O-1 to B-2.  
A public hearing on this rezoning request will be held by the City 
Commission on June 29, 2015. 

 
 Master Plan Compliance:  Downtown Birmingham 2016 Plan 

 
The proposed development is not included in the Downtown Birmingham 
2016 Plan. The Birmingham Future Land Use Plan (1980) included the 
property and zoned it as Industrial. The Eton Road Corridor Plan (1990) 
which includes the property adjacent to the west, envisions the area 
developing as a mixed use district with a variety of uses compatible with the 
surroundings. The vision statement can be stated as: “The Eton Road 
Corridor will be a mixed use corridor with a range of commercial, service, light 
industrial and residential uses that serve the needs of the residents of 
Birmingham. Creative site planning will be encouraged to promote high 
quality, cohesive development that is compatible with the existing uses in the 
corridor and the adjacent single family residential neighborhood.”  The Eton 
Road Corridor Plan (“ERCP”) also states that the impacts of traffic on the 
existing and future residential developments should be minimized. 
 
The applicant has advised that the proposed structure will be built in 
accordance with LEED principles.  Although the subject site is not located 
within the area studied in the ERCP, it is immediately adjacent to the east.  
Chapter 5 of the ERCP details specific site and building design guidelines, 
including the use of high quality materials, the creation of a pedestrian friendly 
environment with entrances facing the street, street trees and streetscape 
elements, continuous sidewalks, and effective screening of parking and 
loading areas.  The Planning Division will review the project against 
these guidelines during Final Site Plan review.  However, at this time it 
should be noted that the north elevation does not have an activated 
façade and/or main entry for pedestrians walking along E. Maple.  The 
applicant has now added a full entry at the northeast corner of the 
proposed store on E. Maple.  The Planning Board may also wish to 
recommend the addition of benches and/or trash receptacles along the 
public right-of-way.  The applicant has now added a public plaza space 



with seating along E. Maple at the northwest corner of the site.  A 
revised site plan has been submitted at this time (see attached), and full 
plans will be provided and reviewed during the Preliminary and Final 
Site Plan Review.    

 
B. Land Development Issues: 

 
The applicant has provided a topographic survey of existing site conditions, 
indicating existing sewer, utilities and water lines. 
 
The applicant has submitted a Phase I Update, Environmental Site 
Assessment (“Phase 1”), dated September 25, 2007, prepared by 21st 
Century Property Group, Inc..  This Phase I was based in part on the use of 
prior Environmental Site Assessments and subsequent subsurface work 
conducted on the property most recently by AKT Environmental Consultants, 
Inc. in March 1999. The Phase I ESA update has revealed no evidence of 
recognized environmental conditions (REC) at the property except for the 
following: 
 

· Documented historical industrial use of the subject property and 
surrounding properties;  and 

· Previous presence of one 2,500-gallon fuel oil and one 2,500 gallon 
gasoline UST at the subject property. 

 
The Phase I states that an appropriate level of inquiry has been made into the 
previous ownership and uses of the property consistent with good commercial 
and customary practice in accordance with generally accepted and customary 
professional practices. It is understood that Nelson Ventures, LLC and Fifth 
Third Bank may rely on the contents and conclusions contained in this report.  
The report further states that there no pollutants were detected on the 
property that exceed commercial criteria levels. However, arsenic was 
detected above residential criteria levels, but the levels of arsenic detected 
are within what is typically determined to be naturally occurring in metro 
Detroit.  The Phase I concludes that no further work is warranted at this time 
to determine environmental liability concerns. 
 
The applicant has also submitted a soil report dated April 17, 2015, prepared 
by G2 Consulting Group, Inc.  A total of fifteen soil borings were performed; 
the first six were within the footprint of the proposed building and the 
remaining nine were performed within the proposed pavement areas. The soil 
conditions indicated approximately 3 to 4 inches of bituminous concrete 
underlain by 4 to 41/2 inches of aggregate base for borings B-1 to B-3 and B-
6 to B-15. Approximately 6 to 8 inches of topsoil were found at the ground 
surface of borings B-4 and B-5. Fill, consisting of sand, silty clay, and clayey 
sand was found below the aggregate base within borings B-3, B-6 and B-10 
through B-15 and the topsoil within boring B-4. Buried topsoil was found 



below the sand fill within boring B-3 and native sandy silt was below the 
aggregate base within boring B-7. In general, native silty clay was below the 
aggregate base, fill soils, buried topsoil, and sand silt and extended to the 
explored depths ranging from 10 to 20 feet. 
 
The soil report indicated soil strength of 1,000 to 9,000 psf. Fill soils with an 
organic matter content ranging from 4.2 to 6.9 percent were encountered 
within the proposed building footprint at boring locations B-4 and B-6. In 
addition, buried topsoil was encountered within boring B-3. These soils are 
not suitable for support of footings or floor slabs and were suggested to be 
completely removed and replaced with engineered fill. 
 
The applicant is proposing to demolish the existing structure, remove existing 
foundations and utilities from within the footprint of the proposed building and 
pavement areas and backfill foundations and utility excavations with 
engineered fill.  All unsuitable fill soils and buried topsoil will be removed, 
along with the existing pavement, vegetation, and topsoil.  The entire site will 
be excavated to the exposed subgrade, and compacted engineered fill will be 
used to achieve finished grades and prepare the site for floor slab and 
pavement support. The foundations will bear within the native stiff to hard silty 
clay and/or engineered fill. The proposed building will be supported on 
conventional shallow spread and/or continuous footing foundations and be 
designed based on a net allowable soil bearing capacity of 3,000 psf.  
 
The CIS states that approximately 1000 cubic yards of soil will be removed 
from the site due to the construction of building footings and parking areas. 
Approximately 3000 cubic yards of sand will be delivered to the site for the 
construction of the building pad and loading area. The haul route for said 
materials will be determined with consultation and approval of the city.  
A map detailing the haul routes has not been provided for review.  The 
applicant has now provided a letter indicating that the anticipated haul 
route during construction would be to enter the site at the west drive, 
and exit from the existing access drive located just east of the subject 
site on the LA Fitness property. 
 

 The CIS states that the development will not cause any potential hazards or 
nuisances. However, vibration and dust issues may be present during 
construction.  The applicant has not provided any mitigation strategies 
at this time to address these issues.  The applicant has now provided a 
letter indicating that the general contractor for the project will 
implement appropriate measures throughout construction to mitigate 
any vibration and dust issues. 

 
C. Utilities, Noise and Air Issues:   

 
In accordance with the City’s design vision, all utilities on the site should be 



buried to visually enhance the site.  Thus, the applicant will be required to 
bury all utilities on the site. The CIS states that the electric service will be 
provided by DTE Energy. Natural gas service will be provided by CMS 
Energy. Telephone service will be provided by AT& T Communications. The 
route of the private utilities and their associated easements are now being 
determined with the applicable private utility companies. 
 
As noted in the CIS, the applicant states that current ambient noise levels at 
the site are compatible with the proposed project.  A noise study was 
prepared by Professional Engineering Associates, Inc. dated May 8, 2015.  
Noise readings were taken at four locations around the perimeter of the site 
on May 8, 2015.  Readings were lowest at the southeast corner of the 
property at which point they ranged between 45.9 to 65.1 dBA.  The 
northwest corner of the site provided the highest readings between 60.7 and 
92.2 dBA, with the highest reading recorded when a train passed by the site 
on the adjacent railroad tracks. 
 
The noise study provides that the project site will likely comply with the City’s 
noise limits for commercial property immediately adjoining commercial of 90 
dBA (daytime) and 75 dBA (nighttime). The CIS report states that use of high 
efficiency, low noise generating HVAC units is planned. Specification sheets 
for all mechanical equipment will be reviewed at Final Site Plan Review 
for noise output to ensure that the City’s noise limits for commercial 
property will be met.   The applicant has now provided a letter indicating 
that they will provide all mechanical specifications, including noise 
output, at Final Design Review to ensure all City standards will be met. 
 
The CIS states that the site is located in the Southeast Michigan Air Quality 
District, with monitoring stations in Pontiac, Rochester, and Oak Park, as well 
as other stations within the district. This district has attained and regularly 
surpassed the National Ambient Air Quality standards for Carbon Monoxide, 
Nitrogen Dioxide, Ozone, Sulfur Dioxide and particulate matter less than 10 
microns, and has attained the standard for annual and 24-hour fine 
particulates.  
 
The CIS also states that the air quality in the area surpasses the current EPA 
standards, and is continually improving. In addition, each HVAC unit will be 
equipped with filtration panels. The report further states that the impact on the 
air quality due to the proposed use will be significantly less than that of an 
industrial or manufacturing site. The mechanical equipment for the proposed 
development will meet or exceed all requirements for air quality and noise 
control. 

 
D. Environmental Design and Historic Values:  

 
The applicant has indicated that the existing office building now on the site 



has been vacant for many years, and thus the applicant believes that the 
demolition and removal of this obsolete building from the site will be a benefit 
to the area. The CIS states that on site shrubs and landscaping will be 
removed, as well as existing sidewalks which will be replaced to meet current 
standards. A complete design review, including streetscape elements, 
will be conducted as a part of the Final Site Plan review process. The 
height of the proposed building is not taller than surrounding developments on 
the south side of E. Maple Road. 
The CIS states that the following elements of the building will be available for 
LEED credits: 

· The near full length glass walls located on all four walls of the 
proposed building will provide customers and workers a connection to 
the outdoors through the introduction of daylight into most occupied 
areas of the building. 

· Separate HVAC controls for many of the public areas within the retail 
store will provide a high degree of thermal comfort to the customers 
and employees of Whole Foods. 

· The building will be non-smoking in keeping with State law, and the 
HVAC, ventilation, and filtration systems will aid in removing any 
undesirable airborne particles. 

· The project is within 0.25 miles of more than one bus stop, providing 
another method of transportation to and from the site. 

· The development of this project avoids the development of a project 
more industrial in nature that could be less desirable environmentally. 

· The site development plans will reduce pollution from soil erosion by 
incorporating Best Management Practices for soil erosion and 
sedimentation control. 

 
The site is not listed on the National Register of Historic Places, nor is it on 
the City’s list of historic sites.  Review by the SHPO and HDC is not required.  
The CIS states that there are no properties or elements within the site plan 
boundaries that are historic.  However, the Big Rock Chophouse building on 
the other side of the railroad tracks to the west of the subject site is located in 
a local historic district.  No negative impacts on this historic building are 
expected from the proposed Whole Foods as a large railroad embankment 
and tracks separates the historic site from the subject site.  

  
E. Refuse, Sewer and Water:   

 
The proposed facility will utilize a 10 cubic yard trash receptacle and assorted 
recycling bins. No details have been provided at this time as to the 
location and/or screening of the trash receptacles.  No details on this 
have been provided at this time to indicate how recycling will be 
collected within the building.   The applicant has advised that a trash 
compactor will be used and housed in the depressed loading area to the 
west of the proposed building.  The applicant has further advised that 



the recycling will be conducted within the building, and they do not 
have additional details at this time. 
 
The report mentions that the local waste management services have 
been approached and have indicated their ability to serve the solid 
waste and recycling needs of the proposed development. However, no 
details have been provided at this point. Sanitary sewer service will be 
provided by connection to the existing 12 inch sewer line flowing to the east. 
The CIS states that the area’s existing sanitary and combined sewer systems 
have adequate capacity to serve the proposed development. 
 
The existing storm sewer systems have adequate capacity to serve the 
proposed development.   
 
As per the site plan, water service will be provided by an existing 12” diameter 
water main located within E. Maple Road. The report states that the water 
service will be designed in accordance with City Engineering standards and 
will be compatible with the location and elevation of the existing water main. 

 
F. Public Safety: 

 
The CIS states that the proposed development has frontage on E. Maple 
road, which provides adequate access to the property for emergency vehicles 
and for public safety purposes. The CIS states that the site has two drive 
approaches to E. Maple road, and provides adequate vertical clearance and 
adequate turning radii for emergency vehicles. The proposed building will 
be equipped with a monitored security system. Specifications and 
model of the system will be provided to the city as soon as it is 
available. The applicant has now provided a letter indicating that these 
details will be provided at the time of Final Site Plan Review. The 
proposed development shall conform to all applicable fire codes for site 
layout, access, hydrant coverage and water connections. Since the structure 
is only a single story there is no requirement for an elevator. The pavement 
specifications for the site will be designed to accommodate the weight of fire 
and emergency vehicles. The fire suppression system for the development 
has not yet been designed which will be designed in accordance with the City 
and National Fire codes. 
 
The Fire Department will require further information to ensure that all 
life safety issues have been addressed, including details on the fire 
suppression system, fire access and the Knox Box location.  This was 
not provided in the CIS and will be required at the time of Final Site Plan 
review.  The applicant has now provided a letter indicating that these 
details will be provided at the time of Final Site Plan Review. 

 
 



G. Transportation Issues:  
 

The applicant has provided a Traffic Impact Study (“TIS”) prepared by 
Parsons dated May 10, 2015.  The development, as proposed, will use the 
existing driveway (which forms the fourth leg to the signalized N. Eton/E. 
Maple intersection) and the existing driveway about 400 feet to the east of the 
N. Eton intersection. Currently, westbound Maple left turns to the west drive 
are not permitted. Under the proposed plan, this movement would be 
permitted primarily to allow truck access to the loading docks on the west side 
of the building. Also under the proposed plan, there would not be vehicles 
permitted to enter from either eastbound Maple Road or southbound Eton; 
traffic from those directions would enter via the east (main) drive. 
Furthermore, the outbound west driveway would consist of a left turn lane and 
a through/right lane. The east site driveway will allow for all movements 
except outbound left turns. The left turns will be facilitated through use of the 
signal at the west driveway. The cross access on the south end of the site 
connecting parking lots with the existing LA Fitness to the east are proposed 
to be maintained. The peak hour traffic volumes were provided for existing 
(2015) and future (2016) conditions. The proposed Whole Foods is expected 
to generate 158 trips during the A.M peak hour and 442 trips during the P.M 
peak hour. A total of 250 on-site parking spaces are proposed for vehicles.  
 
Based on the analysis conducted, the applicant’s traffic study found the 
following: 
 

1. The existing intersections are operating at overall acceptable 
levels during both peak hours except for the two intersections of 
Maple Road and Eton Street which currently operate at overall 
LOS E and F during AM and PM peak hour, respectively. 

2. Under background conditions, these same intersections are anticipated 
to operate at similar levels of service, with some minor variations. 
Some improvements will be realized due to improved signal timing that 
could be made. 

3. Under future conditions with the site traffic, all intersections are 
expected to continue to operate at or near the same levels of service. 
With improvements proposed for the Maple/Eton intersection, the 
proposed development is expected to have minimal impact on the 
surrounding network. 

   
Based on these findings, the TIS recommends the following improvements:  
 

1. Modify the southbound approach of North Eton Street to restrict 
movement to the right and left turns; no southbound through 
movement would be permitted. This will require traffic signal, 
pavement marking and traffic sign changes. 

2. Remove the westbound Maple Road left-turn restriction and 



modify the roadway striping, signing, and signalization to permit 
that movement into the site. The west bound left turn would be 
controlled by a left turn green arrow that would run simultaneously 
with the westbound through signal phase. The left turn lane should be 
modified so that it is 10 feet wide. 

3. Prohibit eastbound Maple Road traffic from making right turns 
into the west drive. This would be done by modifying the design of 
the west driveway to discourage this movement as well as southbound 
Eton Street through movement. 

4. Install pushbuttons for the northbound and southbound 
pedestrian movement at both Maple Road and Eton Street 
intersections. This will allow more green time to be assigned to east 
and west bound Maple Road traffic when the pushbutton is not 
activated. 

  
The CIS report also addresses alternative modes of transportation for patron 
wishing to access the proposed Whole Foods.  The CIS states that access to 
public transportation is provided within 0.25 miles of the site, which is less 
than a 5 minute walk.  There are SMART bus stops on both eastbound and 
westbound Maple Road, and there is also access to SMART busses, taxis 
and the Troy Amtrak train station just south of the subject property.  In 
addition, the CIS states that bike parking facilities are also proposed on site 
for cyclists, and the site is on an existing regional bicycle route.  Finally, the 
proposed site plan includes on site walkways that connect to the public 
sidewalk system to allow for safe and efficient pedestrian travel to and from 
the site and thus providing a full array of transportation options for shoppers.  
 
The City's transportation consultant will review the transportation study and 
provide comments and concerns to the Planning Board prior to the meeting 
on May 27, 2015.   
 
On May 27, 2015, Fleis and Vandenbrink, the City’s transportation 
consultants, provided the following comments: 

 
· The study was completed consistent with current traffic engineering 

practice. 
· Currently the traffic delays the intersections of Maple & N. Eton and 

Maple & Coolidge Highway are LOS E and F for AM and PM peak 
respectively. 

· Improved traffic signal timing will mitigate background to LOS D 
except for PM peak at Maple & N. Eton which will continue to operate at 
LOS F. 

· Eastbound right and southbound through moments will need to be 
restricted at the west site drive due to geometry limitations and 
resulting traffic backups affecting intersections to the west. 



· Westbound left turns permitted at the west site drive with the addition of 
a westbound left turn lane. 

· With the geometry changes noted above, the addition of push buttons 
for pedestrian movements and the addition of the proposed 
development traffic, the intersection of N. Eton & Maple will operate 
with reduced delay during both peak traffic periods. 

· We recommend that the store monument sign be moved near the east 
site drive. 

· Parsons provide the warrant analysis necessary to support the right turn 
lane proposed at east site drive. 

· Parsons prepare a discussion regarding the impact the proposed 
project will have on multi-modal improvements in the area identified in 
the City’s Multi-Modal Transportation Plan. 

 
The applicant has now provided a response to the City’s transportation 
consultant’s including the elimination of the previously proposed 
monument sign, and the provision of all data necessary to document 
the warrants for the proposed right turn lane into the proposed eastern 
access drive.  Additionally, the applicant has advised that they propose 
to implement the following improvements to improve the City’s multi-
modal infrastructure system: 
 

1. Install an 8’ wide sidewalk along E. Maple with connections to the 
internal sidewalk network on the Whole Foods site; 

2. Install a pedestrian plaza/node along E. Maple; 
3. Install bicycle racks at the access point to the Whole Foods store 

to accommodate patrons accessing the site by bicycle; 
4. Install an improved cross walk along the west entrance drive to 

improve pedestrian access; 
5. Install pedestrian countdown signals at the E. Maple and N. Eton 

intersection with the proposed western access drive. 
 
The City’s transportation consultant has now determined that all traffic 
study requirements have been met, and has made the following 
findings: 
 

•    Based on the criteria used by the Road Commission for Oakland 
County, a right turn lane is warranted at the east site driveway; 

•    With or without the right turn lane added to the east driveway the 
level of service at the driveway is acceptable during both peak 
traffic periods; 

•    The traffic simulation with and without the right turn lane at the 
east driveway does not exhibit any significant differences in 
traffic flow or queues; 



•    Based on the results of the traffic analysis, the City can consider 
not requiring the proposed right turn lane at the east driveway;  
and 

•    The project is providing improvements to the pedestrian facilities 
and is installing bike rack systems at the access points to the 
store. 

 
H. Parking Issues:   

 
The applicant indicates that a total of 250 parking spaces are proposed, with 
all spaces located in the surface parking lot.  A total of 155 parking spaces 
are required (46,500sq.ft. / 300).  A thorough discussion of the parking 
requirements is contained in the attached Preliminary Site Plan report.   
 
I. Natural Features:  

 
There are no ponds, streams, wetlands, floodplains or any other significant 
natural features on or adjacent to the site.  There are some existing trees and 
shrubs on site that will be removed and replaced as a part of the site 
redevelopment.   
 
The proposed development will not affect surface flows or the water levels of 
any water bodies. The proposed development will slightly decrease the storm 
water runoff of the site and decrease the run off rate into the sewer system 
compared to existing conditions today. Existing site trees and shrubs will be 
removed, but some new landscaping will be provided.   

 
J. Departmental Reports 
 

1. Engineering Division – The Engineering Division will provide their 
comments prior to the Planning Board meeting on May 27, 2015.  
The Engineering Division has no comments on the CIS portion 
of this review, but will have comments once the site plan 
layout is finalized at Preliminary Site Plan Review. 
 

2. Department of Public Services – The Department of Public     
Services will provide their comments prior to the Planning Board 
meeting on May 27, 2015.  The Department of Public Services 
has stated that it is the applicant’s responsibility to ensure the 
trees are watered to ensure their survival 

 
3. Fire Department – The Fire Department will provide their 

comments prior to the Planning Board meeting on May 27, 2015. 
 

4. Police Department – The Police Department has no concerns with 
the development as proposed.   



 
5. Building Division – The Building Division will provide their 

comments prior to the Planning Board meeting on May 27, 2015.  
The Building Division has no comments on the CIS portion of 
this review, but will have comments once the site plan layout 
is finalized at Preliminary Site Plan Review. 

 
K. Summary of CIS:  
 
The following issues remain outstanding with regards to the CIS: 
 
(1) The applicant will be required to obtain approval to rezone the property to 

permit the proposed use as a grocery store;  
(2) Applicant must provide information on all life safety issues to the Fire 

Dept. for approval; 
(3) Applicant must provide information on the details of the collection of trash 

and recycled materials; 
(4) Applicant must provide information on all utility easements;  
(5) Applicant must provide information on the proposed security system for 

approval by the Police Department;  and 
(6) The applicant complies with the recommendations of the City’s 

transportation consultant and all City Departments. 
 
 L.  Suggested Action:  
 

To accept the Community Impact Study as provided by the applicant for the 
proposed development at 2100 East Maple with the following conditions: 

 
1. The applicant will be required to obtain approval to rezone the property to 

permit the proposed use as a grocery store;  
2. Applicant must provide information on all life safety issues to the Fire Dept. 

for approval; 
3. Applicant must provide information on the details of the collection of trash 

and recycled materials; 
4. Applicant must provide information on all utility easements;  
5. Applicant must provide information on the proposed security system for 

approval by the Police Department;  and 
6. The applicant complies with the recommendations of the City’s 

transportation consultant and all City Departments. 
 

Or 
 

To postpone action on the Community Impact Study as provided by the 
applicant for the proposed development at 2100 East Maple, allowing the 
applicant the opportunity to address the issues raised above. 

 



Or 
 

3. To decline the Community Impact Study as provided by the applicant for 
the proposed development at 2100 East Maple for the following reasons: 
a.       
 
b.       
 
c. _      

 



III. Preliminary Site Plan Review   (Changes have not been finalized, site 
plan review requested on July 8, 2015.) 
 
1.0       Land Use and Zoning  
 
1.1. Existing Land Use – The existing land uses on the site include a 

vacant office building, a surface parking lot and a cell tower and 
associated equipment enclosure.  Both the office building and the large 
parking lot are proposed to be demolished to allow construction of the 
proposed one story grocery store, and a new adjacent surface parking 
lot.  The existing cell tower and associated equipment enclosure at the 
far south end of the site is proposed to remain. 
 

1.2 Zoning – The property is zoned O1 Office, and is outside of, but 
adjacent to the Rail District.  The proposed retail grocery store use 
does not conform to the permitted uses of the existing zoning 
district.  However, the applicant is proposing rezoning the 
property to B2 General Business.  The proposed use is permitted 
in the B2 District.  The applicant has submitted a rezoning 
application.  The Planning Board is considering approval of the 
rezoning application along with the review of the Community Impact 
Study and Preliminary Site Plan. 

 
1.3 Summary of Adjacent Land Use and Zoning - The following chart 

summarizes existing land use and zoning adjacent to and/or in the 
vicinity of the subject site 
 

  
North 

 
South 

 
East  

 
West 

 
 

Existing 
Land Use 

 
Residential 

and 
Commercial 

 
Railroad/ 
Industrial 

 
Retail/ 

Commercial 

 
Railroad/ 
Industrial 

 
Existing 
Zoning 
District 

 

 
R6  

Multiple-
Family 

Residential 
and  
B1 

Neighborhood 
Business 

 
PP 

Public 
Property  

(Grand Trunk 
Railroad) 

 

 
M-1 
Light 

Industrial (City 
of Troy) 

 
PP 

Public 
Property  

(Grand Trunk 
Railroad) 

 

Overlay 
Zoning 
District 

 
N/A 

 
N/A 

 
N/A 

 
N/A 



 
 
2.0    Setback and Height Requirements 
 
Please see the attached Zoning Compliance Summary Sheet for detailed zoning 
compliance information.  The proposed height, scale and mass of the 
building do not meet all of the required development standards for the 
existing zoning of O1 (Office District).  The proposed building height is 30’; the 
maximum allowed height is 20’ in the O1 zone district.   However, the applicant 
has submitted a rezoning application and is proposing to rezone the 
property to B2 (General Business).  The proposed building does meet all of 
the required bulk, area, height and placement standards for the proposed 
B2 (General Business) zone district.  
 
3.0     Screening and Landscaping 
 

3.1  Dumpster Screening – The applicant has provided no dumpster or 
dumpster screening information at this time.  Details regarding 
dumpster locations and associated screening must be 
provided at the time of Final Site Plan and Design Review.   

 
3.2  Parking Lot Screening –   The applicant is proposing 250 parking 

spaces, including 8 barrier-free spaces, on the western, eastern 
and southern portions of the property.  Portions of the parking lot 
along E. Maple Road are not screened by the proposed building 
and thus need to be screened.  The applicant will need to 
provide the required screening and details regarding the 
dimensions, materials and colors of the proposed screen wall 
or obtain a variance from the Board of Zoning Appeals.   

 
3.3  Mechanical Equipment Screening – No specifications have been 

submitted at this time on any proposed rooftop or ground-mounted 
mechanical equipment or screening.  Details regarding the type 
and placement of all rooftop mechanical equipment and 
associated screening must be provided at the time of Final 
Site Plan review. 

 
3.4 Landscaping –The applicant is proposing 67 large shrubs or trees 

for the entirety of the property.  The trees and shrubs are located 
around the outer edges of the property and the interior parking lot 
area.  The species and sizes have been provided; they include: 
Red Sunset Maples, European Hornbeams, Skyline Honeylocusts, 
Cleveland Select Pears, Greenspire Lindens, Frontier Elms, and 
Blue Muffin Viburnums.   
 
Article 4, section 4.20 (LA) of the Zoning Ordinance requires that 
one street tree be provided in the right-of-way for every 40’ of 



street frontage.  Thus, 14 trees are required along the E. Maple 
frontage (550 / 40).  The applicant is proposing to remove 2 
existing street trees, and to plant 4 Skyline Honeylocust trees.  
The applicant has stated that more trees cannot be provided due 
to conflicts with easements and utility lines.  The applicant will be 
required to obtain a waiver from the Arborist, or obtain a 
variance from the Board of Zoning Appeals or provide the 
required total of 14 street trees.  The applicant is proposing 5 
new Columnar European Hornbeam trees along the proposed 
storefront, but these do not count as street trees as they are set 
back on private property up against the building.  One Greenspire 
Linden tree is also proposed on private property just east of the 
main entry drive.   
 
In accordance with Article 4, section 4.45 (PK) of the Zoning 
Ordinance, 5% of interior parking lots are required to have interior 
landscaping areas.  The proposed parking area is 92,770 sq.ft. in 
size, thus requiring a total of 4639 sq.ft. of landscaped area, with 
one canopy tree required for each 150 sq.ft. of required 
landscaped area.  Thus, the applicant is required to provide a total 
of 31 canopy trees.  The applicant is proposing a total of 6366 
sq.ft. of landscaped area throughout the parking lot, and a total of 
31 canopy trees (29 new, and 2 existing).    

 
4.0     Parking, Loading and Circulation 
 

4.1 Parking – In accordance with Article 4, section 4.45 (PK) of the 
Zoning Ordinance, a total of 155 parking spaces are required for 
the area of the building (46,500 sf / 300), if the applicant’s rezoning 
application is granted for the commercial use as a grocery store.  
The applicant is proposing 250 parking spaces on site, including 8 
wheelchair accessible spaces.  All parking spaces meet the 
minimum size requirement of 180 square feet.   

 
4.2  Loading – In accordance with Article 4, section 4.22 of the Zoning 

Ordinance, two loading spaces are required for the proposed 
development, and two loading spaces are proposed to be screened 
by the building itself at the northwest corner of the new building.   

 
4.3 Vehicular Circulation and Access – The applicant is proposing to 

move the existing curb approximately 14’ closer to the property line 
to create a new right turn lane entering the property.  Vehicles 
entering the site from the western Maple entrance do so via a 16’ 
wide entrance and may park in the surface parking lot located to 
the west, south, or east of the proposed building.  Vehicles entering 
the site from the eastern Maple entrance do so via a 19’ wide 



entrance and may park in the surface parking lot located to the 
west, south, or east of the proposed building.  With regards to 
internal circulation on the site, 22’ and 24’ wide two way drives 
have been provided.  Vehicles exiting the site from the western 
Maple exit can turn left onto westbound Maple via a 12’ wide lane 
or turn right onto eastbound Maple via a 14’ wide lane.  Vehicles 
exiting the site from the eastern Maple exit can turn left onto 
westbound Maple via a 12’ wide lane.  The proposed drive widths 
on the interior of the site are adequate for proper maneuvering 
within the site.  The applicant needs to clearly indicate which 
curbs and curb cuts are proposed and which are existing.  
Also, the applicant needs to indicate whether or not the 
proposed changes will affect circulation in the right-of-way.    

 
4.4 Pedestrian Circulation and Access – The pedestrian circulation and 

access is not clearly specified on any of the submitted plans, 
although it does appear that the required public sidewalks are 
proposed.  The sidewalk near the east entry drive is right up 
against the right turn lane, which is not a comfortable pedestrian 
environment.  In addition, no pedestrian crossing or pathways are 
indicated throughout the expansive surface parking lot.  The 
applicant must submit a plan detailing pedestrian circulation 
and access to and within the site.   
 

5.0       Lighting  
 

The applicant has provided a photometric plan and specification sheets  
on the proposed lighting.  Ten wall sconce fixtures are proposed on the 
south elevation of the building.  Half of the sconces are in the 
loading/unloading area; the others border the parking area to the rear of 
the building.  The applicant is also proposing 26 pole mounted luminaires 
in the parking lot.  A detailed lighting review will be conducted at Final 
Site Plan and Design Review. 

 
 

6.0      Departmental Reports 
 

1. Engineering Division – The Engineering Division will provide their 
comments prior to the Planning Board meeting on May 27, 2015. 

 
2. Department of Public Services – The Department of Public     

Services will provide their comments prior to the Planning Board 
meeting on May 27, 2015. 

 
3. Fire Department – The Fire Department will provide their comments 

prior to the Planning Board meeting on May 27, 2015. 



 
4. Police Department – The Police Department has no concerns with the 

development as proposed. 
 
5. Building Division – The Building Division will provide their comments 

prior to the Planning Board meeting on May 27, 2015. 
 
7.0 Design Review 
 
The applicant is proposing to utilize the following materials for the construction of 
the proposed grocery store building: 
 

· Cast stone; 
· Brick;  
· Ceramic tile “wood” siding; 
· Stone for the base of the building; 
· Aluminum and glass storefront with clear glazing;  
· Pre-finished metal coping along the parapet; 
· Fritted glass for upper windows along the west, north and east elevations; 

However, fritted glass is not permitted.  The applicant must remove the 
proposed fritted glass. 

· Metal canopies and column covers along the north and south elevations; 
and 

· Metal frame sunshades surrounding windows along the east and west 
elevations.  
 

No material samples or colors have been provided at this time, but will be 
required at the time of Final Site Plan review.  The plans do not indicate the 
percentage of glazing provided however it does not appear that the 
building as proposed meets the 70% glazing requirement as listed in 
section 4.83 of the Zoning Ordinance. The Planning Division will reserve 
detailed analysis and comments regarding architectural standards and 
design related issues for the Final Site Plan and Design Review. 

 
8.0 Approval Criteria 
 

In accordance with Article 7, section 7.27 of the Zoning Ordinance, the 
proposed plans for development must meet the following conditions: 

 
(1) The location, size and height of the building, walls and fences shall be 

such that there is adequate landscaped open space so as to provide 
light, air and access to the persons occupying the structure. 

 
(2) The location, size and height of the building, walls and fences shall be 

such that there will be no interference with adequate light, air and 
access to adjacent lands and buildings. 



 
(3) The location, size and height of the building, walls and fences shall be 

such that they will not hinder the reasonable development of adjoining 
property not diminish the value thereof. 

 
(4) The site plan, and its relation to streets, driveways and sidewalks, 

shall be such as to not interfere with or be hazardous to vehicular and 
pedestrian traffic. 

 
(5) The proposed development will be compatible with other uses and 

buildings in the neighborhood and will not be contrary to the spirit and 
purpose of this chapter. 

 
(6) The location, shape and size of required landscaped open space is 

such as to provide adequate open space for the benefit of the 
inhabitants of the building and the surrounding neighborhood. 

  
9.0 Recommendation 
 

Based on a review of the site plan revisions submitted, the Planning 
Division recommends that the Planning Board POSTPONE the 
Preliminary Site Plan for 2100 E. Maple Rd. pending receipt of the 
following information: 
 

(1)  A detailed site plan which clearly indicates all dumpster locations 
and associated screening details, parking lot screening details 
(along E. Maple), meets all landscaping requirements, and clearly 
indicates existing and proposed curb cut locations and pedestrian 
circulation and access details to and from the site and within the 
site;  and  

(2) The provision of detailed floor plans.    
 

10.0 Sample Motion Language 
 

Motion to POSTPONE the Preliminary Site Plan for 2100 E. Maple Rd. 
pending receipt of the following information: 
 

(1)  A detailed site plan which clearly indicates all dumpster locations 
and associated screening details, parking lot screening details 
(along E. Maple), meets all landscaping requirements, and clearly 
indicates existing and proposed curb cut locations and pedestrian 
circulation and access details to and from the site and within the 
site;  and  

(2) The provision of detailed floor plans. 
 
 



 Or 
 
 
 
Motion to APPROVE the Preliminary Site Plan for 2100 E. Maple Rd. 
subject to the following conditions: 
 
(1) Approval of the rezoning of the property to B2 (General Business); 
(2) A detailed site plan which clearly indicates all dumpster locations and 

associated screening details, parking lot screening details (along E. 
Maple), meets all landscaping requirements, and clearly indicates 
existing and proposed curb cut locations and pedestrian circulation and 
access details to and from the site and within the site;   

(3) The provision of detailed floor plans; 
(4) Applicant must submit specifications on all mechanical equipment and 

associated screening for Final Site Plan and Design Review; 
(5) Applicant must comply with the requirements of all City Departments; 
(6) Remove frittered glass from all elevations or obtain a variance from 

the Board of Zoning Appeals;  
(7) Add an active pedestrian entry along E. Maple Road; and 
(8) The applicant must provide material and color samples at Final Site 

Plan and Design Review. 
 
OR 

 
Motion to DENY the Preliminary Site Plan for 2100 E. Maple Rd. 
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27725 Stansbury Boulevard, Suite 150 
Farmington Hills, MI 48334 

P: 248.536.0080 
F: 248.536.0079 

Whole Foods Project Birmingham www.fveng.com 

June 5, 2015 

Ms. Jana L. Ecker     
Planning Director              VIA EMAIL 
City of Birmingham 
151 Martin Street, P.O. Box 3001 
Birmingham, MI 48012 

RE: Proposed Whole Foods, Birmingham, Michigan  
PEA Letter Dated 6/4/15 and Site Plan (revision date 6-3-15) Review 

Dear Ms. Ecker: 

The professional staff of Fleis & VandenBrink, Inc. (F&V) has completed our review of the above mentioned 
materials as they relate to our review letter dated May 27, 2015. We have the following comments/findings 
from these reviews: 

• The applicant has addressed the three requested items in our May 27th letter.

• Based on the criteria used by the Road Commission for Oakland County, a right turn lane is warranted at
the east site driveway.

• With or without the right turn lane added to the east driveway the level of service at the driveway is acceptable
during both peak traffic periods.

• The traffic simulation with and without the right turn lane at the east driveway does not exhibit any significant
differences in traffic flow or queues.

• Based on the results of the traffic analysis, the City can consider not requiring the proposed right turn lane at the
east driveway.

• The project is providing improvements to the pedestrian facilities and is installing bike rack systems at the access
points to the store.

We hope that this report addresses the City’s needs regarding this project. 

If you have any questions, please do not hesitate to contact us at your convenience. 

Sincerely, 

FLEIS & VANDENBRINK ENGINEERING, INC. 

Michael J. Labadie, PE 
Group Manager  



Ms. Jana Ecker | City of Birmingham │ June 5, 2015 
Page 2 of 2 

Birmingham Whole Foods 2nd Review 6-5-2015 

 
 

 

 

 
 
 
 



 

 
 

 
June 4, 2015 
PEA Project No: 2015-053 
 
Via Email: jecker@bhamgov.org 
 
Ms. Jana L. Eckler, Planning Director 
City of Birmingham Community Development Department 
151 Martin Street 
Birmingham, Michigan 48012 
 
RE: COMMUNITY IMPACT STUDY 

WHOLE FOODS MARKET (2100 EAST MAPLE ROAD) 
 
Dear Ms. Eckler: 
 
Based upon the comments received in your memorandum dated May 20, 2015, the comments noted in the 
May 27, 2015 review letter prepared by Fleis & Vandenbrink, and the comments received from the Planning 
Commission at the May 27, 2015 meeting.  We have prepared this summary response letter for your review 
related to the Community Impact Study.  Our responses are noted as follows: 
 
Community Development Department (5-21-15) 
 
1. At the May 27th Meeting, the requested rezoning from O-1 to B-2 was recommended for approval by 

the Planning Commission. 
2. The revised plan submitted to your office depicts the addition of a pedestrian “node” with seating 

along the west side of the proposed development.   
3. As stated at the Planning Commission Meeting, the anticipated haul road for construction activities 

would be to enter from the west side of the development and exit from the existing access drive 
located on the adjacent LA Fitness development.  It is expected that construction traffic would 
generally be directed towards east bound Maple Road. 

4. During the construction process it is anticipated that issues with vibration and dust will temporarily 
increase.  It is expected that the general contractor for the project implement appropriate measures 
throughout the construction process to mitigate these issues. 

5. As a part of the final site plan approval submittal, we will provide specifications sheets for the 
mechanical equipment to ensure that the noise output will not exceed established City noise limits.  
It should be noted that is it anticipated that the mechanical equipment will be roof mounted and that 
the building will have a raised parapet to screen the equipment. 

6. As stated at the Planning Commission Meeting, the project will be utilizing a compactor unit in lieu of 
the trash dumpster.  The compactor is to be located in the truck well area located along the west 
side of the building.  This truck well will be recessed approximately 4 feet from the proposed finish 
floor elevation and will be screened.  Recycling will occur within the building, unfortunately the 
specific of the recycling program has not been determined.  This will be provided as a part of the 
final site plan approval submittal. 

7.  Specifics of the building security system will be provided as a part of the final site plan approval 
submittal.   



 
MS. JANA L. ECKLER, PLANNING DIRECTOR JUNE 4, 2015 
CITY OF BIRMINGHAM PEA PROJECT NO: 2015-053 
RE: WHOLE FOODS MARKET, BIRMINGHAM, MICHIGAN PAGE 2 of 2 
 

8. Specific related to the fire suppression system, fire access and the location of the Knox Box will be 
provided as a part of the final site plan approval submittal. 

 
Fleis & Vandenbrink (5-27-15) 
 
1. The proposed monument sign has been eliminated. 
2. Attached please find a copy of the right turn lane warrant analysis for the proposed right turn 

proposed at the east entrance. Parsons based the analysis on the projected right turn volumes 
shown on Figure 6 of their traffic impact study and the 24 hour Maple Road volume cited on page 1 
of the same study.  The analysis shows a right turn lane is warranted. 

3. The Whole Foods Market project proposes to implement the following improvements which will 
positively impact the City of Birmingham’s Multi-Modal Transportation Plan: 

 
 Install an 8’ wide sidewalk along the south side of Maple Road along the entire frontage of 

the proposed development.  This sidewalk will be connected to the internal sidewalk network 
of the Whole Foods Market and will provide ready access to the front door for pedestrians 
using the sidewalk. 

 Install a pedestrian “node” along the proposed Maple Road sidewalk. 
 Install a bike rack system at the access points to the Whole Food Market to allow for 

temporary storage of bikes for those shoppers using this mode of transportation. 
 Install an improved cross walk along the west entrance to improve pedestrian access across 

this drive approach. 
 Improvement the pedestrian crossing at the west access drive at Maple Road with the 

installation of pedestrian signals at this location 
 
If you should have any questions, or require any additional information please construction this office 
directly,  
 
Sincerely, 
 
PROFESSIONAL ENGINEERING ASSOCIATES, INC.   
 

 
 
James P. Butler, PE 
President 
 
Enclosure:  Right Turn Lane Warrant Analysis  
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6/2/2015 City of Birmingham MI Mail ­ Fwd: Whole Foods Market Proposal

https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&view=pt&search=inbox&th=14db5706c7666dc9&siml=14db5706c7666dc9 1/2

Jana Ecker <jecker@bhamgov.org>

Fwd: Whole Foods Market Proposal
1 message

Matthew Baka <mbaka@bhamgov.org> Tue, Jun 2, 2015 at 2:02 PM
To: Jana Ecker <Jecker@bhamgov.org>

FYI

­­­­­­­­­­ Forwarded message ­­­­­­­­­­
From: Michael Kopmeyer <polkaboy2001@yahoo.com>
Date: Tue, Jun 2, 2015 at 1:50 PM
Subject: Whole Foods Market Proposal
To: "mbaka@bhamgov.org" <mbaka@bhamgov.org>

Dear Mr. Baka:

After viewing preliminary plans for the proposed Whole Foods Market, and after listening to
much discussion on traffic at the intersection of Maple and North Eton, I ask for all parties
involved to please consider the following:

1. Retail activity, including all primary entrances and exits, must be on the Maple Road side
of the building; please put offices to the rear.

2. In the interest of safety and to better connect the greatest number of Birmingham
residents to this proposed retail site, two tunnels should be constructed for the benefit of
pedestrians and cyclists: one tunnel under Maple at North Eton and one tunnel under the
railroad tracks at Villa Street.

3. Convert the driveway, now at the west end of the property, next to the railroad tracks, into
a pedestrian plaza, while wrapping one corner front entrance around to the plaza, and
consider options for additional use/retail along the tracks.

Thank you.

Michael Kopmeyer
1351 Bennaville Avenue
Birmingham, MI 48009

248.220.2459

Attachment

­­ 
Matthew Baka
Senior Planner

mailto:polkaboy2001@yahoo.com
mailto:mbaka@bhamgov.org
tel:248.220.2459
mailto:mbaka@bhamgov.org
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The City of Birmingham
mbaka@bhamgov.org
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  MEMORANDUM 
Community Development 

Date: June 4, 2015 

To:  Planning Board Members 

From: Chris Elliott, Planning Intern 

Re: Final Site Plan Review—1691/1693 Haynes St 

The subject site is a .20 acre parcel located on the north side of Haynes between Eton 
and Adams in the R-4 Zoning District. The existing parcel has a two-family residential 
duplex on it. The applicant is planning to build two detached garages in the back yard 
along with a concrete driveway and a new concrete porch for each residence.  Article 7 
Section 7.25 requires that accessory structures in all zones (except single family 
residential) must obtain site plan approval. 

1.0  Land Use and Zoning 

1.1  Existing Land Use - The existing site is currently occupied by two separate 
tenants and owned by a landlord. Land uses surrounding the site include 
attached single family, traditional single family residential dwellings and two 
family residential.  

1.2  Existing Zoning – The existing site is currently zoned R-4, Two-Family 
Residential.  The existing two-family use is permitted in the R-4 zones.   

1.3  2016 Report – The entire subject site is located outside the boundaries of the 
Downtown Birmingham 2016 Overlay District. The Regulating Plan does not 
apply in this case.  

1.4  Summary of Land Use and Zoning - The following chart summarizes existing 
land use and zoning adjacent to and/or in the vicinity of the subject site.    

AGENDA
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North 

 
South 

 
East  

 
West 

 
 

Existing Land 
Use 

 

Single Family 
Residential 

Single Family 
Residential 

Two-Family 
Residential 

Two-Family 
Residential 

 
Existing 

Zoning District 

 
R-2, Single 

Family 
Residential 

 
R-2, Single 

Family 
Residential 

 
R-4, Two-

Family 
Residential  

 
R-4, Two-

Family 
Residential 

2016 
Regulating 

Plan 

 
NA 

 
NA 

 
NA 

 
NA 

 
2.0 Setback and Height Requirements 

 
The project appears to meet the required bulk, height, area and placement 
regulations for single family homes and accessory structures in the R4 Zoning 
District.  A summary of standards is attached for your review.      

 
3.0  Screening and Landscaping 

 
3.1 Screening – Screen walls are required adjacent to ground-mounted 

mechanical or electrical equipment which is visible to the public.  Such 
structures are not permitted in the required front or side open space.  No 
mechanical equipment is indicated on the plans.  However, any future 
mechanical equipment must be screened in accordance with the Zoning 
Ordinance. 

 
3.2 Landscaping - The applicant has not submitted any plans referring to 

landscape.  While specific landscaping requirements for the R4 are not 
provided in the Zoning Ordinance, Article 04, section 4.20 (D) 1 requires 
that all undeveloped or unpaved portions of a site must be planted with 
grass, ground cover, shrubs, or other suitable live plant material, which 
shall extend to any abutting street pavement edge.   
 

4.0 Open Space 
  

4.1 Projections into Open Space – Chapter 126, Article 04, section 4.28 (C) 
states that an unenclosed porch and/or steps may project into a front open 
space for a maximum distance of 10 feet.  The proposed porch in front of 
the house is 10’ which is the maximum allowed sized.  
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5.0 Parking, Loading and Circulation 
 

5.1  Parking - A total of 2 parking spaces are required.  The applicant is 
proposing two one-car, 356 square foot detached garages, thus meeting 
the parking requirement. 

 
5.2 Circulation – The garages will be accessed via the concrete driveway 

located on each side of the duplex over the existing, split concrete 
driveway.  Pedestrian access to the home will be via the driveway and 
new concrete steps leading to the proposed concrete porch. 

 
6.0 Lighting  
 

No lighting additions have been noted in the plan but any additional lighting be 
subject to reviewed as stated in Article 04 of the Zoning Ordinance. 
 

7.0 Departmental Reports 
 

7.1 Engineering Division – No concerns were reported.   

7.2 Department of Public Services – No concerns were reported. 
 

7.3 Fire Department – No concerns were reported. 
 

7.4 Police Department - No concerns were reported. 
 

7.5 Building Division – The proposed construction must comply with 2009 Michigan 
Residential Code.   

 
8.0 Approval Criteria 
 

In accordance with Article 7, section 7.27 of the Zoning Ordinance, the proposed 
plans for development must meet the following conditions: 

 
(1) The location, size and height of the building, walls and fences shall be such 

that there is adequate landscaped open space so as to provide light, air and 
access to the persons occupying the structure. 

 
(2) The location, size and height of the building, walls and fences shall be such 

that there will be no interference with adequate light, air and access to 
adjacent lands and buildings. 

 
(3) The location, size and height of the building, walls and fences shall be such 

that they will not hinder the reasonable development of adjoining property 
not diminish the value thereof. 
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(4) The site plan, and its relation to streets, driveways and sidewalks, shall be 
such as to not interfere with or be hazardous to vehicular and pedestrian 
traffic. 

 
(5) The proposed development will be compatible with other uses and buildings 

in the neighborhood and will not be contrary to the spirit and purpose of this 
chapter. 

(6) The location, shape and size of required landscaped open space is such as 
to provide adequate open space for the benefit of the inhabitants of the 
building and the surrounding neighborhood. 

 
9.0 Conformance with Downtown Birmingham 2016 Report 
 
 The site is outside the boundaries of the 2016 Report Overlay District.  The 

Regulating Plan does not apply in this case.  
 
10.0 Design Review 
 

The applicant is proposing two, one story, 16 ft. x 24 ft. detached garages in the 
northeast and northwest corners of the property. The design proposes to use 
Certainteed “Mainstreet White” horizontal vinyl siding around the garage and 
Certainteed “Moire Black” shingles on the roof. They are using the same shingles 
as used on the existing duplex. The garages will have a gable roof.  There will be 
screened gable vents at the top of the front and rear elevation of the garage. The 
applicant proposes two sliding windows on the right and left elevation of each 
garage with 4 “decorative trim. One vehicular door is proposed on the front 
elevation of each garage with decorative trim.  
 

11.0 Recommendation 
 
Based on our review of the site plan submitted, The Planning Division 
recommends the Planning Board APPROVE the Final Site Plan for 1691 & 1693 
Haynes Rd. 

 
12.0 Sample Motion Language 
 

Motion to APPROVE the Final Site Plan for 1691 & 1693 Haynes Rd. 
 

 
OR 

 
Motion to DENY the Final Site Plan for 1691 & 1693 Haynes Rd. 
 

 
OR 
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Motion to APPROVE the Final Site Plan for 1691 & 1693 Haynes Rd. 
with the following conditions.  
 

1. ____________________ 
2. ____________________ 

 
 
 
 
 
 
 
 
 
 
  



Zoning Compliance Summary Sheet 
  

Final Site Plan Review 
 

1691 & 1693 Haynes Street 
 
 
Existing Zoning:  R-4, Two-Family Residential,  
 
Existing Land Use and Zoning of Adjacent Properties: 
 

  
North 

 
South 

 
East  

 
West 

 
 

Existing 
Land Use 

Single-Family 
Residential 

Single-Family 
Residential 

Two-Family 
Residential 

Two-Family 
Residential 

 
Existing 
Zoning 
District 

 
R-2, Single 

Family 
Residential 

 
R-2, Single 

Family 
Residential 

 
R-4, Two-

Family 
Residential 

 
R-4, Two-

Family 
Residential 

 
 
 
Land Area:     existing: 12,360 sq. ft. 
    proposed: 12,360 sq. ft. 
 
No. Dwelling Units:  existing: 2  
    proposed: 2 
 
Minimum Lot Area:  required: 3,000 sq. ft. per dwelling unit 
    proposed: 4,315 sq. ft. per dwelling unit 
 
Minimum Floor Area: required: 800 sq. ft. per dwelling unit 
    proposed: no proposed change 
 
Front Setback:   required:    25 ft. 
 
    proposed:    30 ft. 
 
Side Setbacks:   required: Accessory building or structures must be at 

least 3 feet from any lot line 
    proposed:    West side -3.5 ft. 
      East side – 3.5 ft. 
      Combined total – 7 ft. 
 
Rear Setback:   required:  Accessory building or structures must be at 

least 3 feet from any lot line 
    proposed:  6.5 ft. 
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Minimum 
Open Space:   required: N/A 
    proposed: N/A 
 
Max. Bldg. Height:  permitted: 12 ft. to the midpoint and 2 stories (Accessory)  
       proposed: 8’ 2” to the eaves (Garages) 
 
Parking:    required: 2 spaces  
    proposed: 2 parking spaces provided in garages 
 
 
Area:    required: Max. 10% of the total lot area, (1,236 sq. ft.) 
    proposed: 768 sq. ft. combined 
 
Projections into  
Open Spaces:  permitted: Steps may project into a front open space for a 

maximum distance of 10 feet. This provision 
shall not reduce the required front setback to 
less than ten (10) feet. 

    proposed: Front porch projects 10 ft. into front yard 
 
 















 MEMORANDUM 
Community Development Department 

DATE: June 4, 2015 

TO: Planning Board Members 

FROM: Jana L. Ecker, Planning Director 

SUBJECT: Study Session on Proposed D5: Downtown Gateway District 

Please find attached an application received by the Planning Division from the owners of the 
555 S. Old Woodward building to request an amendment to the Zoning Ordinance to create a 
new D5 zoning classification to the Downtown Birmingham Overlay District.   

The owners of the 555 S. Old Woodward building are interested in renovating the existing 
building, and adding new residential units along S. Old Woodward, as well as adding an addition 
to the south of the existing residential tower for new retail space and residential units.  The 
Building Official previously ruled that any changes to the existing legal non-conforming building 
would increase the non-conformity, and thus be prohibited unless numerous variances were 
approved.   

Accordingly, the applicant is requesting a Zoning Ordinance amendment to create a new D5: 
Downtown Gateway Over Five Stories zoning classification in the Downtown Birmingham 
Overlay District.  Over the past several months, the applicant has reviewed several drafts of 
proposed ordinance language with City staff.  On May 13, 2015, the Planning Board began 
discussing the applicant’s proposal to create a new D5:  Downtown Gateway Over Five Stories 
zoning classification in the Downtown Birmingham Overlay District.   

Please find attached proposed ordinance language to amend Article 3, section 3.01, 3.02 and 
3.04 of the Birmingham Zoning Ordinance for the Planning Board to review and consider.  All 
changes proposed by the applicant are noted in bold text (new language) and strike through 
text (existing language to be removed).  Please note the text highlighted in pink as sections 
recommended for detailed review and discussion by the Planning Board.   

Suggested Action: 

To conduct another study session on the proposed D5 zone district at the July 8, 2015 meeting 
of the Planning Board;  

OR 

To set a public hearing to consider amendments to Article 3, section 3.01, 3.02 and 3.04 of the 
Zoning Ordinance on July 8, 2015. 

AGENDA



ORDINANCE NO.________ 

 
THE CITY OF BIRMINGHAM ORDAINS:  
 
AN ORDINANCE TO AMEND CHAPTER 126, ZONING, OF THE CODE OF THE CITY OF 
BIRMINGHAM: 
 

TO AMEND ARTICLE 03, DOWNTOWN BIRMINGHAM OVERLAY DISTRICT, SECTIONS 3.01 
TO 3.04, TO CREATE A NEW D5:  DOWNTOWN GATEWAY DISTRICT, AND TO ESTABLISH 
DEVELOPMENT STANDARDS FOR THIS DISTRICT.    

 
Article 03 shall be amended as follows: 
 
Section 3.01  Purpose 
 

The purposes of the Downtown Birmingham Overlay District are to: 
A. Encourage and direct development within the boundaries of the Downtown 

Birmingham Overlay District and implement the Downtown Birmingham 2016 
Plan; 

B. Encourage a form of development that will achieve the physical qualities necessary 
to maintain and enhance the economic vitality of Downtown Birmingham and to 
maintain the desired character of the City of Birmingham as stated in the 
Downtown Birmingham 2016 Plan; 

C. Encourage the renovation of buildings; ensure that new buildings are compatible 
with their context and the desired character of the city; ensure that all uses relate 
to the pedestrian; and, ensure that retail be safeguarded along specific street 
frontages; and 

D. Ensure that new buildings are compatible with and enhance the historic districts 
which reflect the city’s cultural, social, economic, political, and architectural 
heritage. 

E.  Establish a gateway overlay zone to enhance and implement the 
master plan concept and desired character of Birmingham’s 
gateways as stated in the Downtown Birmingham 2016 Plan, as 
has been applied and updated. 
 

Section 3.02  Applicability 
 

A. The Downtown Birmingham Overlay District shall be an overlay district 
that applies over the existing zoning districts. 

B. Use and development of land within the Downtown Birmingham Overlay 
District shall be regulated as follows: 



1. Any existing use shall be permitted to continue and the use shall be 
subject to the underlying zoning requirements and not the Downtown 
Birmingham Overlay District. 

2. Where the usage within an existing building is proposed to be expanded 
by more than 50% of the existing size, the new use shall be subject to 
the building use standards of the Downtown Birmingham Over- lay District 
to the maximum extent practical, as determined by the Planning Board. 

3. Any expansion to an existing building that expands the area of the building 
by more than 40% of the existing building area shall subject the entire 
building to the requirements of the Downtown Birmingham Overlay District 
and shall be brought into compliance with the requirements of the 
Downtown Birmingham Overlay District to the maximum extent practical, 
as determined by the Planning Board. 

4. Where a new building is proposed, the use and site shall be subject to the 
requirements of the Downtown Birmingham Overlay District. 

C. Development applications within the Downtown Birmingham Overlay 
District shall be required to follow the Site Plan Review and Design 
Review standards contained in Article 7. 

D. A Downtown Birmingham Overlay District Regulating Plan has been 
adopted that divides the Downtown Birmingham Overlay District into 
zones.  Each zone designated on the Regulating Plan prescribes 
requirements for building form, height and use as follows: 

 
D2:  Downtown Two or Three Stories  
D3: Downtown Three or Four Stories  
D4: Downtown Four or Five Stories  
D5:  Downtown Gateway Over Five Stories 
C: Community Use 
P: Parking 

 

Section 3.03 General Standards 
 

A. The design of buildings and sites shall be regulated by the provisions of the 
Downtown Birmingham Overlay District. 

B. Section 3.01 to Section 3.04 shall govern the design of all privately owned land 
within the Downtown Birmingham Overlay District. 

C. The provisions of the Downtown Birmingham Overlay District, when in conflict 
with other articles of the Zoning Ordinance, shall take precedence. 

D. The provisions of the Downtown Birmingham Overlay District shall specifically 
supersede the floor-area- ratio, maximum height, band minimum setback regulations 
contained in each two-page layout in Article 2 of the Zoning Ordinance. 

E. The provisions of the building and building regulations Chapter 22 of the 
Birmingham City Code and the historic preservation regulations in Chapter 62 of 



the Birmingham City Code, when in conflict with the Downtown Birmingham 
Overlay District, shall take precedence. 

F. The design of community buildings and improvements shall not be subject to the 
specific standards of this article, but shall be subject to design review by the 
Planning Board. 

G. Locations designated on the Regulating Plan for new public parking garages and 
civic buildings shall be reserved for such development. 

 

Section 3.04 Specific Standards 
 
A. Building Height, Overlay: The various elements of building height shall be 

determined as follows for the various zones designated on the Regulating Plan: 
1. D2 Zone (two or three stories): 

a. Eave line for sloped roofs shall be no more than 34 feet. 
b. Peak or ridge of any sloped roof shall be no more than 46 feet as measured 

to the average grade. 
c. Maximum overall height including the mechanical and other equipment shall be 

no more than 56 feet. 
d. A third story is permitted if it is used only for residential. 
e. All buildings in D2 Zone containing a third story should be designed 

harmoniously with adjacent structures in terms of mass, scale and 
proportion, to the best extent possible. 

f. A third story shall continue in a different plane, beginning at the eave 
line, not greater than 45 degrees measured to the horizontal or setback 
10 feet from any building facade. 

g. All buildings constructed in the D2 Zone must have a minimum eave height or 
20 feet. 

2. D3 Zone (three or four stories): 
a. Eave line for sloped roofs shall be no more than 46 feet. 
b. Peak or ridge of any sloped roof shall be no more than 58 feet as measured 

to the average grade. 
c. Maximum overall height including the mechanical and other equipment shall 

be no more than 68 feet. 
d. A fourth story is permitted if it is used only for residential. 
e. All buildings in D3 Zone containing a fourth story should be designed 

harmoniously with adjacent structures in terms of mass, scale and 
proportion, to the best extent possible. 

f. The fourth story shall continue in a different plane, beginning at the 
eave line, no greater than 45 degrees measured to the horizontal or 
setback 10 feet from any building facade. 

g. All buildings constructed in a D3 Zone must contain a minimum of 2 stories 
and must have a mini- mum eave height of 20 feet. 

3. D4 Zone (four or five stories): 
a. Eave line shall be no more than 58 feet. 



b. Peak or ridge of any sloped roof shall be no more than 70 feet as measured 
to the average grade. 

c. Maximum overall height including mechanical and other equipment shall be 
no more than 80 feet. 

d. The fifth story is permitted if it is used only for residential. 
e. All buildings containing a fifth story should be designed harmoniously 

with adjacent structures in terms of mass, scale and proportion, to the 
best extent possible. 

f. The fifth story shall continue in a different plane, beginning at the eave 
line, no greater than 45 degrees measured to the horizontal or set back 10 
feet from any building facade. 

g. All buildings constructed in the D4 Zone must contain a minimum of 2 
stories and must have a minimum eave height of 20 feet. 

4. D5 Zone (over 5 stories) 
a. Eave line or roof height of any flat roof building shall be 

no more than 168 feet as measured to the average 
grade. 

b. Peak or ridge of any sloped roof shall be no more than 
180 feet as measured to the above average grade. 

c. Maximum overall height including mechanical and other 
equipment shall be no more than 180 feet. 

d. All buildings should be designed harmoniously with 
adjacent structures in the D5 Zone in terms of mass, 
scale and proportion to the best extent possible. 

4.5 C and P Zones: Downtown Birmingham Overlay District building height 
shall comply with the underlying height restrictions listed in each two-
page layout in Article 2 of the Zoning Ordinance, but may be negotiated 
by the Planning Board. 

5.6. Stories at sidewalk level shall be a minimum of 10 feet in height from finished 
floor to finished ceiling, except this subsection 3.04 (A)(6) shall not 
apply to those renovations to existing buildings in a D5 Zone that do 
not have stories existing at the sidewalk level.  The Planning Board may 
reduce this standard for renovations to existing buildings that do not meet this 
standard. 

6.7.A transition line shall be provided between the first and second stories. The 
transition shall be detailed to facilitate an awning, except this subsection 
shall not apply to those renovations to existing buildings in a D5 Zone 
that do not have a transition line that will facilitate an awning. 

7.8The maximum width of all dormers per street elevation on buildings may not 
exceed 33% of the width of the roof plane on the street elevation on which 
they are located. 

 
B. Building placement. Buildings and their elements shall be placed on lots as follows: 



1. Front building facades at the first story shall be located at the frontage 
line, except the Planning Board may adjust the required front yard to 
the average front setback of any abutting building, except this 
subsection shall not apply to renovations to any existing 
building in the D5 Zone where the placement of the building 
shall not be relocated by the proposed renovations. 

2. In the absence of a building facade, a screenwall shall be built along the 
frontage line and aligned with the adjacent building facade.  Screenwalls shall 
be between 2.5 and 3.5 feet in height and made of brick, stone or other 
masonry material matching the building. Upon approval by the Planning 
Board, screen- walls may be a continuous, maintained evergreen hedge or 
metal fencing. Screenwalls may have openings a maximum of 25 feet to 
allow vehicular and pedestrian access. 

3. Side setbacks shall not be required. 
4. A minimum of 10 foot rear yard setback shall be provided from the midpoint 

of the alley, except that the Planning Board may allow this setback to be 
reduced or eliminated. In the absence of an alley, the rear setback shall be 
equal to that of an adjacent, preexisting building.  This subsection 
3.04(B)(4) shall not apply to renovations to existing buildings in a 
D5 Zone where the rear property line abuts a street and the 
placement of the building shall not be relocated by the proposed 
renovations. 

5. First-floor awnings may encroach upon the frontage line and public sidewalk, 
but must avoid the street trees; provide at least 8 feet of clearance above the 
sidewalk; and be set back a minimum of 2 feet from the road curb. 

6. Upper-floor awnings shall be permitted only on vertically proportioned 
windows, provided that the awning is only the width of the window, 
encroaches upon the frontage line no more than 3 feet, and is not used as a 
backlit sign. 

7. Loading docks and service areas shall be permitted only within rear yards. 
Doors for access to interior loading docks and service areas shall not face a 
public street.  This section shall not apply where a building faces more 
than one public street, loading docks, service areas and access doors 
shall not face the front property line that faces the public street 
designated as the address of the building. 

8. All buildings shall have their principal pedestrian entrance facing the on a 
frontage line. 
 

C. Building use. Buildings shall accommodate the following range of uses for the 
various designations on the Regulating Plan of the Downtown Birmingham 
Overlay District: 
1. Uses shall be limited to those allowed in each underlying zoning district, 

unless otherwise specifically provided for herein. 
2. The following uses and conditions are prohibited: 

a. Automatic food and drink vending machines outdoors; 



b. Drive-in facilities or any commercial use that encourages patrons to 
remain in their automobiles while receiving goods or services, except 
for the D5 Zone where drive-in banks are permitted on the 
Woodward Avenue frontage; 

c. Outdoor advertising. 

3. Community uses (C). 
4. Those sites designated as parking uses (P) on the Regulating Plan shall be 

premises used primarily for parking, except retail frontages shall be 
encouraged at the first floor level. 

5. Those sites designated D2 Zone, D3 Zone, or D4 Zone, or D5 Zones on the 
Regulating Plan may be used for any commercial, office or residential use as 
allowed in the underlying zoning district. Upper story uses may be commercial, 
office or residential, provided that no commercial or office use shall be located on 
a story above a residential use. 

6. Buildings that have frontage along the required retail frontages, as specified on 
the Regulating Plan, shall consist of retail with a minimum depth of 20 feet 
from the frontage façade line within the first story. Lobbies for hotels, offices, 
and multiple-family dwellings may be considered as part of the required retail 
front- age, provided that any such lobby occupies no more than 50% of the 
frontage of said building.  This subsection 3.04 (C)(6) shall not apply to 
existing buildings in a D5 Zone where retail does not exist at the front 
façade line. 

7. Retail, office or residential uses are required to have minimum depth of 20 feet 
from the frontage line on all stories. The remaining depth may be used for off-
street parking.  Parking access on a frontage line shall be an opening a 
maximum of 25 feet wide.  Openings for parking garage access shall repeat the 
same rhythm and proportion as the rest of the building to maintain a consistent 
streetscape. 

8. In any D2 Zone, D3 Zone, or D4 Zone, the first floor shall consist of retail with 
a minimum depth of 20 feet from the frontage line where designated on the 
Regulating Plan as a retail frontage line in conformance with Section 
3.04(C)(5) and Section 3.04(C)(6). 

9. Office use is limited to one story, except: 
a. In any D3 Zone or D4 Zone, a two-story building dedicated to office use is 

permissible; and 
b. In a D4 Zone, two stories may be dedicated to office use when the Planning 

Board permits a fifth story;  and 
c. In a D5 Zone, a maximum of 3 stories may be dedicated to office use. 

10. Bistros are permitted with a valid Special Land Use Permit with the following 
conditions: 
a. No direct connect additional bar permit is allowed and the maximum 

seating at a bar cannot exceed 10 seats; 
b. Alcohol is served only to seated patrons, except those standing in a defined 

bar area; 
c. No dance area is provided; 
d. Only low key entertainment is permitted; 



e. Bistros must have tables located in the storefront space lining any street, or 
pedestrian passage; 

f. A minimum of 70% glazing must be provided along building facades 
facing a street or pedestrian passage between 1 foot and 8 feet in 
height.  Except in a D5 Zone, this subsection 3.04(C)(10)(f) shall 
apply only to the building façade facing the front property line 
for the building, and the 1 foot and 8 foot in height regulation 
shall not apply to other facades of the building that are not 
facing the front property line that is adjacent to the public street 
designated as the address of the building. 

g. All bistro owners must execute a contract with the City outlining the 
details of the operation of the bistro; and 

h. Outdoor dining must be provided, weather permitting, along an adjacent 
street or passage during the months of May through October each year. 
Outdoor dining is not permitted past 12:00 a.m. If there is not sufficient 
space to permit such dining on the sidewalk adjacent to the bistro, an 
elevated, ADA compliant, enclosed platform must be erected on the street 
adjacent to the bistro to create an outdoor dining area if the Engineering 
Department determines there is sufficient space available for this pur- pose 
given parking and traffic conditions. 

11. Establishments operating with a liquor license obtained under Chapter 10, 
Alcoholic Liquors, Article II, Division 3, Licenses for Economic Development, are 
permitted with a valid Special Land Use Permit only on those parcels on 
Woodward Avenue identified on Exhibit 1; Appendix C. and in a D5 Zone. 

D. Parking requirements. 
1. For all nonresidential uses located within the parking assessment district, parking 

on the site shall not be required, provided such site is in full compliance with the 
requirements of the parking assessment district. 

2. For all residential uses located within the parking assessment district, the on-
site parking requirements contained in Section 4.46, Section 4.49, Section 4.50 
and Section 4.51 may be complied with through leasing the required spaces 
from an off-site parking area, provided the requirements of Section 4.45(G) 
are met and all parking is supplied on site or within 300 feet of the residential 
lobby entrance of the building. 

3. For all sites located outside of the parking assessment district, off-street 
parking must be provided in accordance with the requirements of Article 4 for 
parking, loading and screening. 

4. Notwithstanding the above regulations, residential dwelling units within the 
existing second and third floors of landmark buildings, as defined in Section 
62-87 of the Birmingham City Code, located within the central business 
historic district are exempt from required off-street parking requirements. 

5. Off-street parking contained in the first story shall not be permitted within 20 
feet of any building facade on a frontage line or between the building facade 
and the frontage line, except in a D5 Zone this section 3.04(D)(5) shall 
only apply to the building façade facing the front property line that is 
adjacent to the public street designated as the address of the building. 



6. The placement of two abutting off-street parking lots with continuous street frontages 
shall not be permitted. 

E. Architectural standards. All buildings shall be subject to the following physical 
requirements: 
1. At least 90% of the exterior finish material on all facades that face a street shall 

be limited to the following: glass, brick, cut stone, cast stone, pre-cast or cast 
in place concrete, coarsely textured stucco, or wood. Dryvit or E.F.I.S is 
prohibited. 

2. The primary colors of building exteriors shall be compatible with the colors of 
adjacent buildings and in character with the surrounding area within the 
same Downtown Overlay zone, although the trim may be of a contrasting 
color. 

3. Blank walls shall not face a public street. Walls facing a public street shall 
include windows and architectural features customarily found on the front 
facade of a building, such as awnings, cornice work, edge detailing or 
decorative finish materials. 

4. Storefronts shall be directly accessible from public sidewalks. Each storefront 
must have transparent areas, equal to a minimum of 70% of its portion of 
the facade, between one and eight feet from the ground. The wood or metal 
armature (structural elements to support canopies or signage) of such 
storefronts shall be painted, bronze, or powder-coated. 

5. Storefronts shall have mullion systems, with doorways and signage integrally 
designed. Mullion systems shall be painted, powder-coated, or stained. 

6. The glazed area of a facade above the first floor shall not exceed 35% of the 
total area, with each facade being calculated independently. 

7. Glass shall be clear or lightly tinted only. Opaque applications shall not be applied 
to the glass surface. 

8. Facade openings, including porches, windows, and colonnades, shall be vertical in 
proportion. 

9. Sliding doors and sliding windows are prohibited along frontage lines, except for 
residential uses in a D5 Zone above street level. 

10. (Reserved for future use.) Notwithstanding any regulations set forth in the 
foregoing subsections, subsections 3.04(E)(3), (5), (6) and (7), in their 
entirety, do not apply to the existing buildings in a D5 Zone. 

11. Cantilevered mansard roofs are prohibited. 
12. Balconies, railings, and porch structures shall be metal, wood, glass, cast in 

place or preformed concrete, or stone. 
13. Facades may be supplemented by awnings, which shall be straight sheds 

without side flaps, not cubed or curved. Awnings shall be between 8 and 12 feet 
above sidewalk grade at the lower drip edge. 

14. Outside dining tables and chairs shall be primarily metal, wood, or similar 
material. Plastic outside dining tables and chairs shall be prohibited. 

15. Any building that terminates a view, as designated on the Regulating Plan, shall 
provide distinct and prominent architectural features of enhanced character and 
visibility, which reflect the importance of the building’s location and create a 
positive visual landmark. 



16. Flat roofs shall be enclosed by parapets.  Rooftop mechanical and other 
equipment shall be limited, positioned and screened to minimize views from 
adjacent properties and public rights-of-way in accordance with the regulations 
set forth in Section 4.16, Section 4.18, and Section 4.53. 

F. Signage Standards. Signage, when provided, shall be as follows: 
1. Building Sign Design Plan:  For all newly constructed or exterior renovated 

buildings, an overall building sign design plan shall be approved by the 
appropriate reviewing body. 

2. Design: Signage shall be integrally designed and painted with the storefront. 
3. Address Numbers: Address numbers shall be a maximum of 8 inches in vertical 

dimension. 
4. Sign Band: 

a. General: A single external sign band or zone may be applied to the facade 
of a building between the first and second floors, provided that it shall be a 
maximum of 1.5 feet in vertical dimension by any horizontal dimension. 

b. Woodward Avenue Address: The external sign band or zone shall be a 
maximum of 2 feet in vertical dimension by any horizontal dimension. The 
sign band or zone may contain multiple individual signs, but all must refer to 
a tenant of the building whose principal square footage is on the first floor.  
Except in a D5 Zone where an existing building has retail below 
grade level, the sign band shall exist either between the below grade 
level and the next story above the below grade level, and/or above 
the first story that is above grade. 

c. Lowercase letters with ascenders and descenders that extend beyond the 
limits of the sign height by a maximum of 50% will not be calculated into 
total sign area. 

d. Each business whose principal square footage is on the first story, may have 
one sign per entry. Except in a D5 Zone where an existing building has 
retail below grade level, each business whose principal square footage 
is on either a below grade level or the first floor may have one sign per 
entry. 

e. Where the Historic District Commission, Design Review Board or Planning 
Board has determined that a horizontal sign band is not architecturally 
feasible based on building design, an alternative design will be considered, 
provided the following conditions are met: 
i. The sign must fit within the total sign area allowed for the business; 
ii. The sign must be compatible with the building’s street design and will 

enhance the streetscape. 
iii. The sign adheres to the goals of the 2016 Plan. 

5. Building Identification: 
a. In a D5 Zone, lighted building identification signs may be placed on 

all sides of the building.  The following sections 3.04 (F)(5)(c), (d) 
and (e) do not apply to buildings in a D5 Zone.   
a.b. Signage identifying the entire structure by a building name may be 
permitted on the sign band. 
b.c. One sign will be allowed on the principal building frontage. 



c.d  Two identical signs will be allowed on each elevation of a corner building. 
d.e Non-illuminated signs identifying the entire structure by a building 
name may be permitted above the first floor provided the following 
conditions apply: 

i. The building must be located on Woodward; 
ii. A tenant name must have legal naming rights to the building; 
iii. The sign must located on the top floor; and 
iv. Only one Building Identification sign may be located on the principal 

building frontage. 
6. Tenant Directory Sign: A directory sign may be comprised of individual 

nameplates no larger than one square foot each, or a changeable copy board 
for characters not exceeding one inch in height. 

7. Additional Signs: Additional pedestrian signs for first floor tenants shall meet 
the following requirements: 

a. These signs shall be attached to a building perpendicular to the 
facade, and extend up to 4 feet from the facade. 

b. These signs shall be a maximum of 1.5 feet in vertical dimension and 
4 feet in horizontal dimension. 

c. There may be one (1) individual pedestrian sign for each business 
located on the first floor, provided that such signs are spaced no 
less than 20 feet apart horizontally; this shall not deny any first floor 
place of business at least one projecting sign. 

8. Glass: The storefront glass may be stenciled with signage not to exceed 1.5 
feet in vertical dimension and 4 feet in horizontal dimension. 

9. First Floor Awning: The valance shall not be more than 9 inches in height. 
The valance of an awning may be stenciled with signage totaling no more 
than 33% of the valance area. 

10. Lighting: 
a. General: External signs shall not be internally illuminated, but may be 

back lit or externally lit. 
b. Woodward Avenue Address: External signs may be internally 

illuminated. 
 

ORDAINED this ______ day of _________, 2015 to become effective 7 days after publication. 
 
 
 
____________________________ 
Stuart Lee Sherman, Mayor       
 
 
____________________________  
Laura Pierce, City Clerk 
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STUDY SESSION  
Proposal to add D-5:  Downtown Gateway Over Five Stories to the Downtown 
Birmingham Overlay District 
 
Ms. Ecker advised that the Planning Division has received an application from the owners of the 
555 S. Old Woodward building to request an amendment to the Zoning Ordinance to create a 
new D-5 zoning classification to the Downtown Birmingham Overlay District. 
 
The building owners are interested in renovating the existing buildings and adding new 
residential units along S. Old Woodward Ave., as well as adding an addition to the south of the 
existing residential tower for new retail space and residential units. The building official 
previously ruled that any changes to the existing legal non-conforming building would increase 
the non-conformity, and thus be prohibited unless numerous variances were approved.  
Therefore, the petitioner feels their hands have been tied in terms of making exterior and 
structural improvements to the building. 
 
Accordingly, the applicant is requesting a Zoning Ordinance amendment to create a new D-5: 
Downtown Gateway Over Five Stories zoning classification in the Downtown Birmingham 
Overlay District. Over the past several months, the applicant has reviewed several drafts of the 
proposed ordinance language with City staff.  
 
Proposed ordinance language to amend Article 3, section 3.01, 3.02 and 3.04 of the 
Birmingham Zoning Ordinance was presented for the Planning Board to review and consider. 
 
Mr. Rick Rattner, 380 N. Old Woodward Ave., Attorney for the petitioner, was present with a 
representative of the owner, Mr. Jerry Reinhart; the architect, Mr. Bob Ziegelman; and a 
landscaper from his office. Mr. Rattner gave a presentation aimed at convincing the Planning 
Board why the petitioner would like to see the changes made and why it would work in this 
particular location.  Their primary goal is to get the building zoned so that it comes into 
compliance.  They want to do a building that is an icon in the City of Birmingham and a great 
gateway to the City, along with being completely in line with the 2016 Plan.  Included in the 
presentation was a video depicting Andres Duany's comments when he came to the City in 
2014.  He stated it is a special building that requires special treatment and it could become 
incredibly exciting and really cool. 
 
Mr. Koseck said they have not seen a site plan showing the footprint relative to property lines, 
along with the expansion opportunity.  The building needs to be seen in its context. He received 
confirmation that the tall building is apartments and the other building contains office space.  
Ms. Ecker said the way this ordinance is written the commercial side could potentially go up an 
equivalent height to the apartment side. 
 
Mr. DeWeese thought it would be appropriate for the board to think through, if they were going 
to allow a building of that scale, what they would want there that fits the spirit and essence of 
the rest of Downtown.  He knows that the back side is not inviting at all from the Woodward 



Ave. side and the front side is not pedestrian oriented the way it is set up.  The lower levels 
could be made more friendly and the parking garage covered up. 
 
Chairman Clein felt the board should look at the proposed ordinance and decide whether 
creating a D-5 Zone makes sense.  Mr. Williams considered this an iconic structure that is long 
overdue for attention.  The Planning Board has almost totally ignored the south end of town, so 
let's start with this.   
 
Mr. Koseck noted there are buildings being built today that look a lot like this.  They have 
beautiful high tech glass and he knows what Duany is talking about in terms of lighting it so 
that it glows.  Mr. Williams thought the only practical way to proceed with this study is to set up 
a sub-committee of this board to work with staff.   
 
Chairman Clein suggested the next step would be to come back to a study session to allow the 
board to review and provide their input.  It was discussed that the board should not create the 
language of the district around a specific project.  Everyone agreed that another study session 
is in order so that the board can look at all of the implications of the request.  June 10 would be 
the earliest. 
 
Mr. Rattner said it is important to him to put together a package for Ms. Ecker as quickly as 
they can.  Chairman Clein asked for a graphic of an existing site plan so the board knows what 
parcels are included and what are not.  Context should be shown so it is clear what is around 
the site and how that plays into it.  Mr. Koseck added it is about the existing footprint, the 
applicant's ownership limits, and context within 200 ft.   
 
Mr. Williams stated this is an important building and the board will treat it accordingly. 
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SPECIFIC PROJECT 7: 
PIERCE STREET GARAGE 

Finding: The Pierce Street Garage creates awkward, 
under-utilized residual spaces. 

Discussion: Two of the residual spaces around the Pierce 
Street Garage are landscaped as mini-parks, which are 
redundant given the proximity of Shain Park. A third re­
sidual space is an unnecessarily large and duplicative 
access driveway system. Its three existing driveways 
could be consolidated into a single system passing un­
derneath a new building. Each of the three residual spaces 
is large enough to contain an infill building (contiguous 
with the deck's walls}, with first-floor retail and upper­
floor apartments. 

Recommendation: Sell or lease these three valuable 
parcels of urban land for development, thereby masking 
the deck and completing a retail loop. This specific project 
could create an ongoing source of revenue for the City. 

References: This has never been done as a redevelop­
ment project before. 

• Appendices G - l and G - 8. 
• lllus. 57, 58, and 59. 

SPECIFIC PROJECT 8: 
MAPLE GATEWAY 

Finding: One of the main entrances to Binningham's 
CBD is on Maple Road and Hunter Boulevard, which is 
currently flanked by two gasoline stations. 

Discussion: As a site for a more urban building, the lot 
north of Maple is too small to contain its own on-site 
parking, but the Park Street Garage is near enough to 
fulfill the need. The site to the south is substantially larger. 
It is adequate, not only for a habitable building, but for a 
substantial parking deck. The portions of these sites' 
buildings which front.Maple as a pair could fonn a sig­
nifi~t ~ateway to downtown. Each building should be 
designed with reference to the other: they should share a 
similar height, massing and, as much as possible, archi· 
tecturaJ syntax. 

0 1996 The Qy ol ~ • Fonal Report• t November 1996 (Revised) 

q 

SPECIFIC PROJECTS 

Illus. 57. Residual areas around 1he Pierce Street Garage 
are Of POrtunities for installing liner buildings. 

Illus. 58. There are gaps around the Pierce Street garage 
that commend themselves as ucellenz building sites. ,, 

Illus. 59. This l)'pe of glass storefront may be used to mask 
the Pierce Street Garage, although a multi-story mixed. 
use building would do better. 
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Downtown Birmingham 2016 

Recommendation: The .<;;:ity should attcinpt to secure 
and l!!>ld the half-block circumscribed by Maple, 
Brownell, and Hunter, because it is the last block capable 
of containing a sub!'Mltial parking deck• for downtown 
expansion.1ltls block and the block to the north (across 
Maple) sliould be carefully scrutinized at the time of their 
development The City should encourage these develop­
ments to have reciprocal buildings, capable of forming a 
~atcway to the CJ}D. 

References: The procedures used to implement the pre­
vious generation of parking decks may be dusted off and 
analyzed for continued applicability. 

Concerning the twin buildings proposed: they are so rare 
in the United States that, ifBinningham were to conjure 
up a pair like the ones illustrated, they may well become 
a regional or even a national landmark. 

• Appendices G - 1, G - 9, G - 10, and G - 11. 
• Illus. 60 and 61. 

GENERAL AREA 1: 
EAST MAPLE 

East Maple Road between Adams and Hunter is currently 
a motley thoroughfare, but has the potential of becom­
ing a . e co - -i ar . Now in transition, it 
has automotive businesses (gas station, car rental agency), 
outdated commercial buildings (Nos. 745, 690, 700, 746, 
1025, and 975), houses halfheartedly converted to com• 
mercial use (Nos. 772, 887, and 915), and a few new, 
handsome, well·landscaped buildings (The Fidelity Bank, 
Hamilton Funeral Home, and The Eccentric Building). 
As can be expected from such variety, the existing front­
ages differ to the point of urban incoherence. They range 
from sidewalk build~to lines (about 40 percent) to land· 
scaped front yards (about 20 percent) to strip-style park­
ing lots (about 40 percent). This random, unpredictable 
mixture fails to create an aesthetic approach to down­
town Birmingham, nor docs it sustain its own commer­
cial viability. Redevelopment is further complicated by 
the fact that the lots vary in depth and thus in parking 
capacity, and by the proximity of small houses at the rear 
of some lots. In the context of a 20-ycar Master Plan, 

o t89e The City cl 9inMgham •rm! ~pon • 1 November 1996 (Revised} 

GENERAL AREAS 

Illus. 60. The current Maple gateway to the CBD is a pair 
of gasoline stations. 

/Ilus. 6 J. This pair of buildings .replaces the pair of 
gasoline stations at Maple Road. 

.. 
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Downtown Birmingham 20I.6 APPENDIX G - 1 

SPECIFIC PROJECTS 1 TO 8 AND GENERAL AREAS 1 & 2 

mm Specific Project 1: Shain Park 

Specific Project 2: The Bandstand 

Specific Project 3: Martin Street Parkway 

Specific Project 4: Cultural Sites 

Specific Project 5: Booth Park Pavilion 

Specific Project 6: Willits Block 

Specific Project 7: Pierce Street Parking Deck 

Specific Project 8: Maple Road Gateway 

~ General Area A: East Maple 

General Area B: Bowers 

--- Redevelopment Site I: Hamilton Row 

Redevelopment Site Il: Brown at Woodward 

•• 

N 

·•· !! 

f1YC llUa1i1lc S•lk .. t=iin 
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Downtown Birmingham 2016 APPENDIX & ::- 9 

SPECIFIC PROJECTS: MAPLE ROAD GATEWAY 

Plan of Existing Conditions 

Plan of Proposed Modifications 

Parking Deck 

Mixed-Use Liner Building 
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Dow·n:(q_wn Birmingha1n 2016 APPENDIX G - 10 

SPECIFIC PROJECT 8: MAPLE ROAD GATEWAY 

VIEW OF THE EAST MAPLE GATEWAY LOOKING WEST FROM THE 
KROGER SITE 
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Triangle District Urban Design Plan | Birmingham Michigan 1 

A Vision for the Triangle 

Imagine the Triangle District as a vibrant, mixed-use neighborhood of 

homes, shops, restaurants, offices and public plazas. There is a mixture of 

housing ranging from single family homes along tree-lined streets, to 

brownstones and townhomes along local streets, to apartments and 

condominiums above offices and storefronts on the primary commercial 

corridors. The centerpiece of the Triangle is Worth Plaza, south of Bowers 

Street. As a lively triangle-shaped place it is a metaphor for the District as a 

whole, lined with shops, residences, and sidewalk dining.   

The Triangle District is a walkable neighborhood. It features wide, tree-

lined sidewalks along comfortable streets that are safe for pedestrians and 

bicyclists as well as automobiles. Roadways are designed so traffic flows 

calmly through the District.  Narrow streets are lined with pedestrian-

oriented buildings that reveal plazas filled with gathering spaces, greenery 

and public art.   

Instead of acting a barrier, Woodward Avenue is a grand, tree-lined 

boulevard, lined with distinctive buildings and a streetscape that welcomes 

both vehicles and pedestrians. Rather than a hard edge that divides the 

Triangle from downtown, Woodward is the spine that joins the City 

together. 

The Triangle District is a stage for bold and distinctive architecture that 

creates a unique identity for the neighborhood and City. Building masses 

are the primary features, replacing the bleak parking lots that currently 

dominate the landscape. To accommodate the increase in activity, 

inefficient surface parking will be replaced by well-organized parking 

structures integrated into the streetscape. 

This vision for the Triangle District creates a vibrant, mixed-use 

neighborhood filled with interesting destinations that attract people from 

across the region and provide Birmingham residents with an integrated 

neighborhood in which to live, work, shop and recreate. 

View south down Woodward from Maple 

Overview of Triangle District 
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Triangle District Urban Design Plan | Birmingham Michigan 3 

 Goals and Objectives 

An analysis of conditions and goals of the community was conducted 

through a two-day intensive design charrette, with acknowledgement to 

existing City plans (see sidebar).  The process involved the Planning Board, 

City staff, Triangle District business and property owners, residents and the 

general public in a public forum that included a walking tour of the District, 

one-on-one and group interviews, and topic-specific focus groups.  The 

outcome was a set of policy objectives and physical plan concepts to guide 

public and private decision-making in the Triangle District as follows: 

 Improve the visual appearance of the area, its streets, alleys, public 

spaces, and buildings by establishing guidelines for design and 

implementation of public and private projects. 

 Improve the economic and social vitality by encouraging diversity of 

use and opportunities for a variety of experiences. 

 Better utilize property through more compact, mixed-use 

development. 

 Link with Downtown across Woodward‟s high traffic barrier. 

 Improve the comfort, convenience, safety, and enjoyment of the 

pedestrian environment by create an inviting, walkable, pedestrian 

neighborhood and setting aside public plazas. 

 Organize the parking and street system to facilitate efficient access, 

circulation, and parking to balance vehicular and pedestrian needs. 

 Encourage sustainable development. 

 Protect the integrity of established residential neighborhoods. 

This plan is intended to provide a general framework for the 

redevelopment of the Triangle District.  While some of the plan graphics 

show specific road alignments and development scenarios, these are 

illustrative of desired development form.  The plan should be considered 

flexible in its implementation to reflect and respond to site-specific 

conditions and opportunities on a case-by-case basis.  

The goals and objectives of this plan were 

developed through a process of public 

participation and are built upon the goals and 

objectives of the following preceding plans: 
 

▪ General Village Plan (1929) 

▪ Birmingham Design Plan (1963) 

▪ Urban Design Plan (1993) 

▪ Downtown Birmingham 2016 Plan (1996) 

▪ Eton Road Corridor Plan (1999) 

Charrette Participants 

jecker
Highlight



 

4 Triangle District Urban Design Plan | Birmingham Michigan 

Development Plan Summary 

Infill development and redevelopment is recommended to create a distinct 

character for the Triangle District while complementing the Downtown 

and surrounding neighborhoods.  Redevelopment of the Triangle should 

create an urban environment that is inviting and walkable.  There should be 

mixed-uses within buildings to create a strong synergy of multiple uses with 

24-hour/7-day-a-week activity. 

The area should become a self-sufficient neighborhood with mutually 

supportive residential and commercial uses.  While commercial uses along 

Woodward Avenue could be more general, community service, 

commercial uses in the heart of the Triangle and along Adams should be 

oriented more towards serving the immediate neighborhood.  Residences 

and offices should be located in the upper floors above the shops and 

offices at street-level.  Attached single-family, live-work, and other 

residential uses should also comprise a portion of street-level uses, 

especially along Elm Street and adjacent to existing single family residences.  

First-floor retail, especially restaurants, bistros, and cafés, should be 

encouraged but not required in the heart of the District. 

Building Design and Placement.  Buildings should be designed in a 

contemporary style and oriented toward their primary street.  Designs 

should incorporate sustainable building elements for the site and the 

structures.  Scale, and size should be compatible with adjacent structures, 

and facades and rooflines should vary to create relief from continuous 

surfaces.  Pedestrian friendly features should be incorporated. 

Building Height.  Varied building heights are recommended to properly 

frame the streets and provide the massing necessary to relate to the scale 

of the streetscapes.  The hierarchy of height ranges from taller mixed-use 

buildings along Woodward Avenue that are seven stories and higher, 

medium height mixed-use buildings of 4-5 stories in the District‟s interior 

Triangle District Urban Design Plan 
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Triangle District Urban Design Plan | Birmingham Michigan 5 

and along Maple to create a more intimate urban neighborhood, and 

structures at a smaller scale of three stories when abutting existing 

residential neighborhoods.  Buildings should step back from the street at 

the higher stories. 

Public Open Space.  Opportunities are created for integrating public 

plazas and open space as part of any redevelopment.  This includes small 

plazas on individual sites and larger open spaces that serve as neighborhood 

focal points.  Recommended realignment of Worth Street creates the 

opportunity for a triangular plaza, referred to as “Worth Plaza,” as the 

primary focal point for the redevelopment of the Triangle. 

Identity and Wayfinding.  Architectural designs will differentiate the 

Triangle from the rest of the City.  A coordinated system of public and 

private signs will uniquely identify and direct visitors around the District.  

Signs will complement the City‟s established Signage and Wayfinding 

Program. 

Circulation.  Improvements to streets and intersections highlighted in this 

plan will help to reduce speeds on local streets, improve safety for vehicles 

and pedestrians, and ensure proper access to residences and business. 

Parking.  Parking needs to be provided more efficiently than the current 

configuration of disjointed surface parking lots.  Redevelopment should 

incorporate multi-level parking structures and maximize the use of on-

street parking.  More efficient use of shared parking facilities will allow for 

redevelopment that is more pedestrian oriented and less dominated by 

parking lots.  

The development plan is a long-term vision for the Triangle District; the 

pace and order of which is dependent on a variety of factors. To facilitate 

the orderly and successful implementation of the plan, a phasing plan has 

been developed.  (See the Implementation section.) 

Sample Building Design 

Sample Townhouse District 
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Building Heights 

A hierarchy of heights is recommended between Woodward Avenue and 

the adjacent single-family residential neighborhoods.  Taller buildings at 

least seven stories are needed to properly define the scale of Woodward 

Avenue‟s wide right-of-way and the taller buildings on the west side of the 

road.  Building height should then step down to 4-5 stories in the interior 

of the Triangle District along the narrower streets.  Buildings adjacent to 

single-family residential neighborhoods should be limited to three stories. 

Height bonuses of up to an additional two stories will be allowed for 

developments that offer certain public amenities.  These could include 

making public parking available in private parking structures, providing 

public open spaces, improvements to the public streetscape or 

incorporating energy-efficient green building design into structures. 

Payments to an escrow account designated for off-site amenities should be 

accepted in lieu of providing them. 

New construction should create architectural variety by stepping back 

upper floors and varying the massing of buildings.  Taller building should 

also be setback from nearby residential neighborhoods. 

In order for the Triangle District to efficiently redevelop, parking will need 

to be provided with multi-level parking structures.  The largest public 

parking structure will be required in the vicinity of Worth Plaza and should 

be located between the plaza and Woodward to take advantage of the 

highest allowable heights and best access. 

14-16 7-9 4-5 3 1Woodward

Conceptual Height Cross-Section 

Triangle District Height Plan 
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Triangle District Urban Design Plan | Birmingham Michigan 9 

Height Defines Streetscape 

Recommended building heights will help to define streetscapes and create a 

strong sense of enclosure.  This enclosure is a vital component to creating 

a more human-scale environment that is inviting to pedestrians and induces 

automobile traffic to slow down.  

Currently, automobiles dominate Woodward Avenue, with its wide right-

of-way of approximately 200 feet.  This vast expanse of highway is open 

and uninviting to the pedestrian.  The buildings on the west side of 

Woodward are taller, with the tallest being the 555 building at 15 stories.  

The plan recommends taller buildings on the east side of Woodward 

Avenue to create a better sense of enclosure.   Buildings should range from 

between five and nine stories.  With the tallest buildings ranging in height 

between 90 and 114 feet, this is half the distance across Woodward 

Avenue, which is an appropriate scale to create the desired sense of 

enclosure. 

With the tallest buildings along Woodward Avenue, the heights will 

transition down to a level more compatible with the single-family 

residential neighborhoods and more appropriate to create the desired 

sense of enclosure for the narrower rights-of-way of the Triangle District‟s 

internal streets.  In most cases, buildings in the interior should range 

between three and five stories.  Those buildings within a minimum distance 

to existing single-family residential homes are limited to three stories. 

Shorter building heights are appropriate to frame the smaller scale of 

single-family residential streets.  

Height/Massing Model – South down Woodward 

Height/Massing Model – North down Woodward/Adams 

Height/Massing Model – West down Bowers 
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Changing	
  the	
  Conversation:	
  
from	
  Building	
  Heights	
  to	
  Place	
  Making:	
  
- Walter Chambers 
	
  
Discussions about building height limits 
often turn into a discussion about 
“human scale”.  As the discussion goes, 
tall buildings are impersonal.  Short 
buildings are more “human”.   
 
To be clear, this discussion is about the 
buildings that line our streets, and the 
experience one has when walking down 
the street. Although people may not 
know it, the discussion about building 
heights is really about the way one 
FEELS when experiencing the street.  
Everyone wants to feel good on the 
street -- safe, protected, happy, and 
engaged.  When streets feel good, 
people like to be on them, and having 
people on the street makes places feel 
lively, interesting and safe – and that 
attracts even more people.   
 
Unfortunately, short buildings are no 
guarantee that a street will feel good. 
Neither are tall buildings. 
 
So how do you make a street FEEL 
good? By creating a good Sense of 
Place.  Streets feel good when there is 
a strong Sense of Place. 
 
Streets are like rooms.  They have a 
floor, walls, and ceiling.  And like a 
room, they can feel good or bad, 
depending on their proportions and 
detail. Have you ever walked into a 
banquet hall or room with low, tile 
ceiling?  Feels awful doesn’t it?   
 
 
 
 

 
Or how about being the first one to a 
wedding reception held in a large hotel 
ball room.  The room looks lovely, but 
you still feel exposed and awkward until 
the other guests arrive and start filling 
the space. 
 
A Street requires the same good 
proportions as any room to make it feel 
good. It is the “walls” of the street that 
are key to creating good proportions and 
a sense of place.    The buildings on 
either side of the street form the walls of 
the street “room”, and as such are called 
the “Street Wall”.  
 
So what makes a good street wall?  
Several factors go into making a good 
street wall*, but for this conversation 
about building heights, the focus will be 
on Height to Width Proportion, or HWP. 
 
HWP is the ratio of the Height of the 
street wall, to Width of the street.  For 
example, if the buildings that form the 
street wall are 30 feet tall, and the street 
is 60 feet wide, then the HWP is 1:2.  
30:60 = 1:2.  If the buildings (street wall) 
are 180 feet tall and your street is 60 
feet wide, then the HWP is 3:1.   
180:60 = 3:1. 
 
Why does HWP matter?  Different HWP 
ratios invoke different feelings and a 
different sense of Place.  A 3:1 ratio 
(think major urban downtown) feels 
different than a 1:4 ratio (think suburban 
retail strip).   
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Typically, if an HWP is too low, the 
street will not have a good sense of 
place. People will not want to be on that 
street..  And in urban settings it is 
people we want to attract. People are 
the ones who create lively, exciting 
streets, who fill the sidewalk cafes and 
stores, and that help trigger economic 
growth.  To quote famous urbanist 
William H. Whyte, “What attracts people 
most, it would appear, is other people.” 
 
That’s why low building heights might 
work on some streets, but not on all 
streets.  If a community is demanding 
limits on all building heights in its district, 
then some streets are being set up for 
failure.  And if limits are excessively low 
(or too high) then the entire district may 
be set up for failure. 
 
When the conversation changes from 
building heights to place making, the 
chance of creating good urban spaces is 
greatly enhanced.  Good place making 
also triggers economic growth. Talking 
solely about building heights is to ignore 
the environment that surrounds the 
buildings.  It is irresponsible. The 
following real life case demonstrates 
how focusing on place making is 
different (and more important) than 
focusing on building height limits. 
 
Case Study:  301 University – 
University Avenue @ 3rd Avenue.  
The street at University Avenue and 3rd 
is approximately 40-45 feet wide (two 
lanes wide, with parallel parking on 
either side).  A proposed new 12 story 
condominium tower met fierce 

community opposition, and perhaps with 
good reason.  At a HWP ratio of 3:1, this 
building begins to create a sense of 
place that feels very much like a 
downtown high-rise urban area.  That is 
not in keeping of the character of the 
neighborhood.  Perhaps a better HWP 
for this area would be 3:2 (mid-rise 
urban) or 1:1.  A 4-5 story building 
would create an inviting sense of place, 
and would be a better height in this 
location. 
 
However, a just few blocks further east, 
University Avenue widens significantly.  
At Richmond Street, University Avenue 
is approximately 90-100 feet wide (four 
lanes, center median, and parking either 
side).  Would a 4-5 story building create 
a good sense of place here?   Probably 
not.  At this location, the wide street can 
easily handle an 8-9 story building 
without the street looking or feeling 
overwhelmingly urban.  In this location, 
a 3:2 or 1:1 HWP would also create a 
good sense of place, and would feel 
most comfortable to the people on the 
street. 
 
For University Avenue, a single building 
height limit is not appropriate.  What 
works at 3rd Avenue, does not work a 
few blocks away at Richmond Street.  
That is the reason building height must 
be based on Place Making, and not on 
some arbitrarily assigned number 
applied over an entire district. 
 
In order to achieve good place making, 
one must start with good walls that are 
the right height for the “Room”.  Below is 
a sampling of Height to Width Ratios 
and the sense of place they tend to 
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create.  Many thanks and great 
appreciation to the St Louis Great 
Streets Initiative from which the below 
descriptions have come.  I urge you to 
visit their website and read more:  
http://www.greatstreets-
stl.org/content/view/417/400/ 
 
HWP Raito and  Place making 
3:1 or higher: Height to Width Ratio 
Sense of spatial definition: strong; may 
feel like a “concrete canyon” in some 
settings. 
Often seen in larger downtown, urban 
cores. 
 
3:2 Height to Width Ratio 
Sense of spatial definition: strong; clear 
sense of enclosure. 
A good HWP for Medium sized urban 
downtown, or urban core residential 
 
1:1 Height to Width Ratio 
Sense of spatial definition: Excellent. 
Strong place making potential. May be 
strongest ratio for good place making.  
Encouraged minimum for all urban 
areas, including residential. 
 
1:2 height to Width Ratio 
Sense of spatial definition: Good; 
Sufficient for place making.  Considered 
a minimum for good urban street place 
making.   
 
1:3 or lower 
Sense of spatial definition: Weak; Place 
making potential is low. 
This ratio if often seen in suburban 
areas where wide streets are lined with 
1-2 story retail stores or strip malls.  No 
sense of place to the street. 
 

 
 
*Of course, as mentioned earlier in this 
article, other factors are essential in 
creating a good Street wall, and those 
must be taken into consideration.  
Elements of a good street wall include: 

• HWP 
• Architectural Diversity (old & 

new, short & tall, frequency of 
façade changes) 

• Building should be built to the 
sidewalk for consistent wall face. 

• Buildings and the architecture 
must be engaging and 
interesting to people at street 
level and second floor (Including 
human scale building elements, 
active engagement such as 
storefronts or sidewalk cafes, 
and experience of other people). 

• Landscaping 
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