
AGENDA 
BIRMINGHAM HISTORIC DISTRICT COMMISSION  

MUNICIPAL BUILDING-COMMISSION ROOM-151 MARTIN STREET 
WEDNESDAY – July 19, 2017 

***************7:00 PM*************** 
 

1) Roll Call 
 

2) Approval of the HDC Minutes of May 3, 2017 
3) Approval of the HDC Minutes of June 21, 2017 

 
4) Historic Design Review 

• 607 Bates – Major Jones House (requested to be postponed) 
• 100 S. Old Woodward – Architectural lighting 
• 277 Pierce – 5 story mixed use building 
• 535 Merrill – Daisy Benedict House 
• 556 W. Maple – Allen House 
• Mill Pond Historic District public art project 

 
5) Miscellaneous Business and Communication 

A. Staff Reports 
• Administrative Approvals 
• Violation Notices 
• Demolition Applications 

 B.    Communications 
• Commissioners Comments 

6) Adjournment 
 

Notice: Individuals requiring accommodations, such as interpreter services, for effective 
participation in this meeting should contact the City Clerk's Office at (248) 530-1880 at 
least on day in advance of the public meeting. 
Las personas que requieren alojamiento, tales como servicios de interpretación, la 
participación efectiva en esta reunión deben ponerse en contacto con la Oficina del 
Secretario Municipal al (248) 530-1880 por lo menos el día antes de la reunión pública. 
 (Title VI of the Civil Rights Act of 1964). 
 
 
A PERSON DESIGNATED WITH THE AUTHORITY TO MAKE 
DECISIONS MUST BE PRESENT AT THE MEETING.  

tel:%28248%29%20530-1880
tel:%28248%29%20530-1880


 BIRMINGHAM HISTORIC DISTRICT COMMISSION 
MINUTES OF MAY 3, 2017 

Municipal Building Commission Room  
151 Martin, Birmingham, Michigan 

             
 
Minutes of the regular meeting of the Historic District Commission (“HDC”) held 
Wednesday, May 3, 2017.  Vice Chairperson Shelli Weisberg called the meeting 
to order at 7 p.m. 
 
Present: Vice Chairperson Shelli Weisberg, Board Members Mark Coir, 

Natalia Dukas, Thomas Trapnell, Michael Willoughby; Alternate 
Board Member Dulce Fuller; Student Representatives Josh 
Chapnick, Griffin Pfaff 

 
Absent: Chairman John Henke; Board Member Keith Deyer; Alternate 

Board Member Adam Charles  
 
Administration: Matthew Baka, Sr. Planner 
  Carole Salutes, Recording Secretary 
 

05-18-17 
 

APPROVAL OF MINUTES 
HDC Minutes of  April 19, 2017  
 
Motion by Mr. Willoughby 
Seconded by Mr. Coir  to approve the HDC Minutes of April 19, 2017 as 
presented. 
 
Motion carried, 6-0. 
 
VOICE VOTE  
Yeas:  Willoughby, Coir, Dukas, Fuller, Trapnell, Weisberg 
Nays: None 
Absent:  Deyer, Henke 
 
As almost a full board was present, Mr. Long opted to go forward with his 
hearing. 
 

05-19-17 
 
HISTORIC DESIGN REVIEW 
160 W. Maple Rd.  
Dick O'Dow's 
CBD Historic District 
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Zoning: B-4 Business-Residential  
 
Proposal:  Mr. Baka explained the applicant is proposing to renovate the rear 
façade of the property at 160 W. Maple, Dick O Dow’s. The building is a non-
contributing resource in the Central Business District Historic District. The 
applicant is proposing to install a large roll-up door, eliminate the dumpster 
enclosure and reduce the existing double entrance door down to a single door. 
The applicant is also proposing extensive renovation to the interior of the 
building.  
 
Rear Facade:  The proposed roll-up door would be 20 ft. x 11 ft. with insulated 
glass in an aluminum frame on bi-fold steel strap by “Schweiss Doors." The 
double door at the west end of the rear façade is proposed to be replaced with a 
single wood and glass door that will be accented with a small steel canopy above 
constructed on a steel tube frame. The remainder of the rear façade is concrete 
block which is proposed to be painted BM2126-20 “Raccoon Fur." 
 
Interior changes:  The back half of the building interior is proposed to be 
demolished and rearranged to create a second bar and seating area. The new 
bar is proposed to have 18 seats and the table seating is proposed to total 62 
seats. In addition to the new bar and seating area the applicant is proposing to 
install two new walk-in refrigeration units and to relocate the staircase to the 
basement.  
 
Signage:  No new signage is proposed at this time. 
 
Illumination:  One small light fixture is proposed to be mounted to the new 
canopy over the single man door. 
 
Mr. Christopher Longe, Architect, spoke for the business owner, Mr. Mitch Black 
who was present. In response to board members' inquiry, he replied the 
dumpster is being relocated to a concealed niche inside the alley.  Mr. Baka 
recalled that the Planning Board specifically said the tables will remain on private 
property and not migrate out into the alley.  
 
Everyone agreed the beer/restaurant plan is very lovely.   
 
Motion by Mr. Willoughby 
Seconded by Ms. Fuller to approve the Historic Design Review for 160 W. 
Maple Rd., Dick O'Dow's, as submitted. 
 
There was no further discussion. 
 
Motion carried, 6-0. 
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VOICE VOTE  
Yeas:  Willoughby, Fuller, Coir, Dukas, Trapnell, Weisberg 
Nays: None 
Absent:  Deyer, Henke 
 
Mr. Baka noted that there were a lot of people from the Willits at the Planning 
Board meeting and they were worried about the noise.  The Planning Board  
determined that the back door will be required to be closed at midnight every 
night. 
 
HDC members agreed that noise is part of what can be expected when living 
Downtown. 
 

05-20-17 
 
MISCELLANEOUS BUSINESS AND COMMUNICATIONS 
 

A. Staff Reports 
 

-- Administrative Approvals  
 

 126 S. Old Woodward Ave., Polpetta - New outdoor cafe; four tables, 
eight chairs. 
 

 300 W. Merrill, Birmingham Library  - 6 in. diameter exhaust fan 
diffuser to be located on south side of 1927 Library above 1961 
addition roof.  Metal diffuser is bronze aluminum color to match 
existing metal doors and metal frames on the library. 

 
--  Demolition Applications 

 
 140 Northlawn 
 264 Catalpa 
 797 Glenhurst 
 983 Wimbleton 
 1392 Humphrey 
 939 Larchlea 
 1530 Pilgrim 

 
B. Communications 
 
-- Commissioners’ Comments (none) 
 

05-21-17 
 

ADJOURNMENT 
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No further business being evident, the commissioners motioned to adjourn the 
meeting at 7:15 p.m. 
            
       
      Matthew Baka    
      Sr. Planner     
  



 BIRMINGHAM HISTORIC DISTRICT COMMISSION 
MINUTES OF JUNE 21, 2017 

Municipal Building Commission Room  
151 Martin, Birmingham, Michigan 

             
 
Minutes of the regular meeting of the Historic District Commission (“HDC”) held 
Wednesday, June 21, 2017.  Chairman John Henke called the meeting to order 
at 7 p.m. 
 
Present: Chairman John Henke, Board Members Keith Deyer, 
 Natalia Dukas, Vice Chairperson Shelli Weisberg, Michael 

Willoughby; Alternate Board Member Dulce Fuller 
 
Absent: Board Members Mark Coir, Thomas Trapnell; Alternate Board 

Member Adam Charles; Student Representatives Josh Chapnick, 
Griffin Pfaff 

 
Administration: Matthew Baka, Sr. Planner 
  Carole Salutes, Recording Secretary 
 

06-22-17 
 

APPROVAL OF MINUTES 
HDC Minutes of May 3, 2017  
 
Approval of the minutes was postponed to the next HDC meeting because there 
was not a quorum of those present at the May 3 meeting. 
 

06-23-17 
 
HISTORIC DESIGN REVIEW 
607 Bates 
Major Jones House 
Bates St. Historic District 
 
Zoning: R-3 Single-Family Residential  
 
History:  The house was designated historic in 1978 and the Bates St. Historic 
District designation came into effect in January of 1998.  The house has been 
sold several times and reviewed by the HDC for potential renovations.  However, 
none of those approved plans were executed, and the current owner is seeking 
to renovate the property with a new proposal. 
 
Proposal:  The existing two-story portion of the1865 structure is proposed to be 
fully restored, with all architectural detail retained and preserved. The single-story 
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691 sq. ft. non-contributing rear portion of the house is proposed to be removed. 
A large wing addition is planned for the rear and the south elevations. Also, a 
recently constructed, non-contributing canopy over an existing basement door on 
the north side is proposed be removed. 
 
West (Front) Elevation  
The applicant proposes to retain the historic house on the west elevation. The 
existing enclosed front porch will be removed to allow for a wraparound porch 
that will connect the historic structure with the proposed addition. The proposed 
addition will extend out towards the south property line and feature two gable 
ends side by side and a cupola. The cupola exceeds the maximum height 
permitted. Accordingly, the applicant must obtain approval from the Board 
of Zoning Appeals for the construction of the cupola. Also they will have to 
go before the City Commission to combine the lots again. 
 
South-West (Side) Elevation  
Moving west to east, the south elevation will feature a row of eight 1/1 double 
hung windows with single transom windows above. There will then be a chimney 
constructed of Michigan fieldstone. To the east of the chimney is proposed 
another bank of windows which include two single-pane windows at ground level 
with two additional double-hung windows and transoms above that will match the 
eight windows to the west of the chimney. On the second floor of the south 
elevation the applicant is proposing four single-pane windows to the west of the 
chimney and two double windows to the east of the chimney.  
 
East (Rear) Elevation  
The applicant proposes to renovate the existing one-story rear addition into a 
two-story addition. The east (rear) elevation is proposed to feature extensive 
glazing with two sets of sliding glass doors opening out to a first floor deck. At the 
second story the applicant is proposing to construct a balcony space accessible 
from glass doors located on the second story. At the north end of the east 
elevation are two windows and a single man door to access the two-car attached 
garage.  
 
North (Side) Elevation  
The north elevation of the proposed addition will consist predominately of the 
entrance to the two-car garage. Above the western most garage door is a single 
gable end dormer. Between the garage and the historic portion of the house are 
two double-hung windows.  
 
Differentiation  
The new addition is proposed to be located fully behind the house, recessed 26 
ft. farther away from the street. This has been done with the intent of respecting 
the historic resource and establishing its prominence over the addition. The eave 
height of the addition matches the existing house, the roof pitches match and the 
same roof height has been maintained. The use of cross gables attempts to 
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further break down the scale and relates it directly to the existing house. The new 
construction will be compatible with the old house in size, scale and architectural 
features but the new and the old will be clearly distinguished one from the other. 
The existing house is sided with wood clapboard lap-siding with a 3 ft. exposure 
and 3 1/2+ in. corner boards. The addition is proposed to have Hardiplank 
cement board clapboard lap-siding with a 5 in. exposure and mitered corners.   
 
The details of the original portion of the house, such as the eaves and window 
headers, will be restored. The addition will have  trim that matches the original in 
scale but without the ornamentation. The windows will be rectangular and 
vertically oriented but will vary in size (due to egress window requirements). The 
existing windows will retain their decorative sash and colored glass, the new 
windows will be clear glass, without mullions. The wrap-around porch unifies the 
old and new by defining the entrance, and it also distinguishes the addition from 
the old house by breaking down the scale of the addition. The porch roof is a 
horizontal element that contrasts with the historic facade's verticality.  
 
The Building Dept. had the comment that the dormers on the north and south 
elevations are too wide.  The applicant may have to apply to the Board of 
Zoning Appeals ("BZA") for a variance on the width of the dormers.  Mr. 
Willoughby maintained that a dormer sits on the base of the roof and these do 
not, so they are gable ends. 
 
Mr. Deyer commented that at least from the drawings the original house almost 
disappears. There is so much going on that he would not recognize it as a 
historic home and he thinks the wrap-around porch adds to the confusion..  They 
are adding almost two-thirds of a house to the remaining one-third. The addition 
seems out of scale with the historic home. 
 
Mr. Bill Finnicum, Finnicum Brownlee Architects, the project architect, provided a 
three dimensional view and stated the historic resource is only 23 ft. and the new 
addition is 23 ft. behind it.  It actually decreases the density that is allowable on 
that property.  If they put in the roof that is allowed, it would be 38 ft. high and 
they are only under 26 ft. high for the entire building. The wrap-around porch 
doesn't enlarge the scale of the building; it cuts it down because it is a horizontal 
element interrupting the verticality, allowing the historic resource to come from 
the ground up to the ridge and dominating the composition of the building. The 
idea for the cupola is because his clients asked for a quiet and contemplative 
space.  
 
Ms. Weisberg observed this is one of the best plans the HDC has seen for this 
house.  However, she hates the cupola and wouldn't mind if it went away. Mr. 
Deyer said the view from the southwest doesn't recognize the historic home.  
Chairman Henke added that the concern is the new wraparound porch.  The last 
section disguises what was the original portion of the historic house.  Mr. 
Finnicum noted another way to put it is that it pulls and old and the new together.  
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Mr. Willoughby didn't know of anything that says an addition to a historic home 
cannot be larger than the original home. He thinks the simplicity of the detail is 
quite appropriate  To him the cupola on the addition isn't a problem.  It is clearly 
more contemporary, plus he doesn't think the height is an issue.  The only thing 
that bothers him is not restoring the front porch. 
 
Ms. Dukas liked the design.  However she is not a big fan of the cupola and 
would not have a problem if the roofline of the addition was higher. To her the 
cupola seems to take away from the roofline of the original house.  Further, she 
is concerned that the southeast corner of original house gets lost because of the 
wraparound porch element.  
 
Ms. Fuller stated this is not a beautiful historic house and she feels the new 
addition is appropriate.  
 
Motion by Mr. Willoughby 
Seconded by Ms. Weisberg to approve the Historic Design Review for 607 
Bates, Major Jones House, except that the porch is postponed for further 
study.  The dormers (which are really not dormers but gable ends) are 
approved  Further, the foundation on the west facade should be stucco to 
distinguish it from the original stone.  
 
There were no comments from the public on the motion at 8 p.m. 
 
Motion carried, 6-0. 
 
VOICE VOTE  
Yeas: Willoughby, Weisberg, Deyer, Dukas, Fuller, Henke   
Nays: None 
Absent: Coir, Trapnell 
 
Mr. Steve Lemberg, 648 S. Bates, said he and his wife are very pleased with the 
plans for such a nice house  They are not opposed to the cupola. 
 
Ms. Lee Zak, 630 Henrietta, said she and her husband also welcome the project 
because it looks absolutely beautiful and they don't have a problem with the 
cupola. 
 
In response to Mr. Willoughby, Mr. Baka explained the cupola must go to the 
BZA because mid-point is above 28 ft. measuring from the eave of the cupola to 
the top. Mr. Finnicum added the cupola is scaled properly in relationship to the 
ground and the front face of it is 53 ft. back from the street. It is a contemporary 
element of Queen Anne homes which is appropriate. 
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Mr. Willoughby noted the cupola sits on the addition and because of its 
contemporary nature it really does distinguish from the historical portion. He 
thinks it reinforces the standards.  The fact that it pops up above the roof is 
irellevent. That is why he is in favor of it and feels this commission shouldn't 
impede the process with the BZA. 
 
Mr. Deyer observed that just because something meets the Ordinance doesn't 
necessarily mean it would be approved by this commission.  Also, if it exceeds 
the Ordinance, then the commission can't approve it.    
 
Mr. Joseph Angileri, the property owner, said they are trying to maintain the 
integrity of the neighborhood that says a home similar to this is needed in order  
to fit into the context of the area. They came up with the cupola idea to separate 
the old from the new. It doesn't impact the scale of the neighborhood and if they 
had raised the roof it would literally be a dormer. 
 
Chairman Henke said it sounds to him the cupola portion may be a scale and 
massing issue.  Therefore he suggested the applicant do an elevation drawing 
that shows the relationship to the other two homes on the block. It may give the 
commission a better sense that this isn't as intrusive as it appears to be on a two- 
dimensional drawing. 
 
Motion by Mr. Willoughby 
Seconded by Ms. Weisberg to recommend to the BZA that they accept the 
design of the cupola because it reinforces what the Secretary of Interior 
Standards asks to be done to historic homes when an addition is put on. 
 
Comments from the public on the motion were taken at 8:23 p.m. 
 
Ms. Barbara Connolly, 648 S. Bates, said she is very much in favor of going 
forward with the plans for this beautiful house. 
 
Mr. Bruce Zak, 630 Henrietta, indicated he and his wife, Lee, are totally in favor 
of the plans for this wonderful addition to their neighborhood. 
 
Mr. Steve Lemberg, neighbor across the street, added he hopes the commission 
would have a holistic view of this because the applicant is taking something that 
is a mess and making it something wonderful.  It will be a blessing to have that 
kind of house on the street. 
 
Ms. Barbara Connolly observed it is notable that the neighbors are here pleading 
with the commission to support this requested design review. 
 
Motion carried, 4-2. 
 
VOICE VOTE  
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Yeas:  Willoughby, Weisberg, Dukas, Fuller 
Nays: Deyer, Henke 
Absent: Coir, Trapnell. 
 

06-24-17 
 
HISTORIC DESIGN REVIEW 
298 S. Old Woodward Ave. 
Boutique Hotel 
CBD Historic District 
 
Zoning:  B-4/D-4 
 
Proposal:  This non-contributing resource is located at the corner of S. Old 
Woodward Ave. and Brown St.  The property consists of one vacant single-story 
commercial building and a surface parking lot. The applicant is proposing to 
demolish the existing structure and parking lot to replace it with a five-story 
boutique hotel and residential units. Because it is located in the CBD Historic 
District , the HDC is asked to review the design of the development and its 
adherence to the historical character of the other areas in the District with regard 
to massing, scale and design.  
 
Design:  The applicant is proposing to construct a five- story mixed-use 
commercial building with two levels of underground parking. Levels one through 
four will be a restaurant and hotel, and the fifth floor is to be residential. The 
development adheres to the building standards envisioned in the Downtown 
Birmingham 2016 Plan as it is designed with an attractive façade, is built to the 
property line, and has a pedestrian scale featuring coated metal canopies, 
extensive window glazing and tasteful streetscape landscaping. 
 
East (Front) Elevation  
The east elevation along S. Old Woodward Ave. is home to the hotel entrance, 
general entrance and the underground parking exit. The plan for the front facade 
shows a granite base and limestone cladding being the principal façade 
elements. The limestone is grey (“Madison Café” from Quarrastone); the granite 
base will be dark grey (“Wisp Granite” from Quarrastone); and the painted 
aluminum metal panels, window frames and metal screening will be Ascher 
Bronze. Some other features on the façade are an aluminum window system and 
the use of coated metal on window surrounds, coping along the roofline, and 
some cladding for the staircases. An interesting feature visible along the east 
elevation is an inset at around 22 ft. above grade with aluminum and glass 
skylights over the hotel lobby. The plans depict a pyramidal shape with a green 
roof surrounding them. The residential fifth floor is recessed and the mechanical 
units on the roof are screened with coated metal.  
 
West (Rear) Elevation  
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The building materials along the west elevation are consistent with those 
described for the east elevation. The rear of the building will directly abut the 
parking lot of the adjoining property. There is one entrance for the staff on the 
rear accessible from the via on the north side of the property.  
 
South (Side) Elevation  
There will be no change in building material on the south elevation. The south 
elevation fronts Brown St.  and the loading entry and underground parking entry 
are present on the western-most side of this elevation. Proper window glazing is 
present, and the ground level plans show another entrance to the restaurant on 
this side.  
 
North (Side) Elevation  
Lastly, the north elevation fronts a new via that will be used for the development. 
The via contains landscaping and will be paved with stone pavers. Building 
materials on this elevation again are consistent with the rest of the building. 
There is one centrally located entrance/exit that will be used for the wine bar. 
 
Chairman Henke announced that because the drawings were not in the packets 
it presents a problem for him as he is not comfortable doing a full review without 
having a set of drawings that he can study for a couple of hours. 
 
Mr. Rick Rattner, 380 N. Old Woodward Ave., hoped this would not hold the 
commission up tonight. The proposed hotel is a non-contributing resource that 
has been under scrutiny for months. Consideration will not be given to its 
historical significance, but rather to how it fits into the pattern of design in the 
area.  It is located in the Downtown Overlay District which is form based.  That 
means it is not concentrated on use.  This design fits within the form of the 
District.  He introduced Mr. Charlie Stetson with Booth Hansen Architects in 
Chicago, the architects for the hotel. Mr. Stetson advised the project received 
Community Impact Study ("CIS") and Preliminary Site Plan approval on May 24.  
They are on the agenda for Final Site Plan Review for July 26.  He went on to 
give a brief PowerPoint overview of the project. 
• The development adheres to the building standards as envisioned in the 

Downtown Plan and they have worked very hard to make it fit as part of the 
Historic District; 

• There is a two-level below-grade parking garage containing 56 spaces.  That 
far exceeds the required parking for the 17 residential units at the top; 

• The ground floor along Old Woodward Ave. and Brown will contain retail with 
glass facades that will engage pedestrians; 

• The main entrance opens into a pre-function room and banquet room with a 
series of skylights and a green roof above; 

• A pedestrian scaled via cuts through the property. It serves as the entrance to 
a wine bar.  Bollard light fixtures, ground lighting and raised planters will make 
it inviting; 
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• The mezzanine houses meeting rooms.  The second, third and fourth levels 

contain 143 hotel rooms; 
• The fifth floor steps back 10 ft. and contains residential units; 
• The rooftop mechanicals are pushed back and screened with a metal panel 

system and will not be perceived from the street. 
• Another design feature is that the corner of Brown and Old Woodward Ave. is 

all glass which draws attention to the corner and helps the pedestrian activity. 
 

At this time Mr. Stetson passed around the materials board and described the 
materials along with where they will be used. He walked the group through the 
landscape plan. Exterior lighting will be minimal.  
 
Chairman Henke reiterated he would abstain from the vote only because he 
wants more time to look at the drawings, This is a huge project in the City and it 
will have a large impact on that corner. His biggest concern is the via and how it 
works with the Plaza next door, and the lighting. 
 
Mr. Willoughby talked about what he sees as some really positive things the 
applicant has done.  This is a contemporary building that has the principals of 
historic architecture. All four sides are being clad the same way with noble 
materials. The glass is excellent in terms of energy use.  The building has been 
stepped back.  The light fixtures they have selected are top notch.  He sees 
quality everywhere.  So, he is very much in support of the project. 
 
Ms. Weisberg said she has no problem going forward at this time.  Ms. Fuller 
agreed and thought the hotel could use a few more suites.   
 
Motion by Mr. Deyer 
Seconded by Ms. Fuller to approve the Historic Design Review for 298 S. 
Old Woodward Ave., Boutique Hotel as submitted.  
 
There was no public at 9:30 p.m. 
 
Motion carried, 5-0. 
 
VOICE VOTE  
Yeas: Deyer, Fuller, Dukus, Weisberg, Willoughby  
Nays: None 
Abstain:  Henke 
Absent: Coir, Trapnell 
 
The commissioners listed the following questions they would like to have 
addressed at Final Site Plan review: 

• The whole alley issue in terms of lighting identification of the door in 
whatever manner the architect thinks is appropriate; 
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• The landscaping plan in total with the selection of plantings; 
• Lighting in total - where the fixtures are and what their effect is on the 

building; 
• What happens if the City doesn't get around to redoing N. Old Woodward 

Ave. for a while.  That wipes out the entrance for some period of time. 
 

06-25-17 
 
REVIEW OF PROPOSED LOCATIONS FOR PUBLIC ART 
 
On April 19, 2017 the Public Arts Board ("PAB") reviewed a map and list of 
potential sites for public art.  The PAB discussed each location on the map and 
determined whether each one is of low, medium, or high priority. 
 
On May 2, 2017, the Public Arts Board prioritizations were presented to the 
Parks and Recreation Board who formally voted to accept the map of locations 
and stipulated that any sculptures proposed within public parks would require 
their review and approval. 
 
Staff has found that six proposed sites are located within the Mill Pond Historic 
District.  Of the six sites, three are low priority, two are medium priority and one is 
high priority.  The HDC must review and approve any sites the board 
recommends for public art installations. 
  
Ms. Dukas felt the locations are too concentrated.  Board members did not fully 
understand the information that was provided.  Consensus was that every piece 
of art is situational and this matter should be postponed to a future agenda. 
 

06-26-17 
 
MISCELLANEOUS BUSINESS AND COMMUNICATIONS 
 

A. Staff Reports 
 

-- Administrative Approvals  
 

 101 N. Old Woodward Ave - 
• Remove existing roofing, install new EPOM rubber roof, fully 

adhered;   
• Remove and re-install existing skylights; 
• Replace some skylights in like kind; 
• Remove one condensing unit and re-install with new unit in like kind 

in same location. 
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 176 S. Old Woodward Ave., Mediterranean Street Food - Installation of 
reverse illuminated channel letters mounted to existing masonry, front 
side of building. 
 

 148 Pierce, Lindamood Bell - Replace existing limestone band below 
cornice with new limestone band anchors with new stainless steel 
anchors to replicate the one being replaced. 
 
 200 Chester, Baldwin House - Replace existing fixture with LED 

Acorn bulb. 
 

-- Demolition Applications  
 
 1597 Maryland  
 1252 Chesterfield 
 425 Bird 
 956 Westwood 
 2650 Yorkshire 

 
B. Communications 
 
-- Commissioners’ Comments (none) 
 

06-27-17 
 

ADJOURNMENT 
 
No further business being evident, the commissioners motioned to adjourn the 
meeting at 9:40 p.m. 
            
       
      Matthew Baka    
      Sr. Planner     
  



MEMORANDUM 
 

Community Development  
 
DATE:   July 13, 2017 
 
TO:   Historic District Commission 
 
FROM:  Matthew Baka, Senior Planner 
 
SUBJECT: Historic Design Review – 100 S. Old Woodward –  

Wachler Building lighting 
 
Zoning:  B4, Business Residential 
Existing Use:  Commercial 
 
Proposal 
On Febuary 04, 2015 the applicant was approved to renovate the exterior of 100 S. Old 
Woodward.  This approval included the conditional approval of the accent light around the 
parapet of the building and the decorative fin lights attached to the façade.  The Commission 
granted the approval with the caviot that once the renovation was completed the applicant 
must return to the Commission for a final review and approval of the lighting.  Accordingly, the 
renovations have been completed and the property owner is now requesting that the HDC grant 
full approval of the light so that they may obtain a full certificate of Occupancy from the City.  
The applicant have provided photographs demonstrating the subdued level of intensity provided 
by the lighting.  In addition the Commission members were encouraged to make a site visit in 
the evening hours to observe the new lighting in person.  The minutes from the 2015 meeting 
are attached for your review. 
 
Lighting 
The applicant installed 20’ 8” decorative backlit aluminum fins that is mounted vertically on the 
newly clad granite pillars along the north and west elevations.  The fins are mounted near the 
top of the first floor windows and extend upwards to just above the roof line.  Along the top of 
the roof line the applicant installed accent lighting that runs the length of the building.  All lighting 
is LED. 
 
Sec.  127-11. Design review standards and guidelines. 
 

1.  (a)  In reviewing plans, the commission shall follow the U.S. secretary of the 
interior's standards for rehabilitation and guidelines for rehabilitating historic buildings as 
set forth in 36 C.F.R. part 67. Design review standards and guidelines that address special 
design characteristics of historic districts administered by the commission may be followed 
if they are equivalent in guidance to the secretary of interior's standards and guidelines 
and are established or approved by the state historic preservation office of the Michigan 
Historical Center. 
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 (b)  In reviewing plans, the commission shall also consider all of the following: 
 
  (1) The historic or architectural value and significance of the resource and its 

relationship to the historic value of the surrounding area. 
 
  (2) The relationship of any architectural features of the resource to the rest of the 

resource and to the surrounding area. 
 
  (3) The general compatibility of the design, arrangement, texture, and materials 

proposed to be used. 
 
  (4) Other factors, such as aesthetic value, that the commission finds relevant. 

 
 

RECOMMENDATION 
The Planning Division recommends that the Commission issue a Certificate of Approval for the 
sign review application for 100 S. Old Woodward. 
 
The work meets The Secretary of the Interior’s Standards for Rehabilitation and Guidelines for 
Rehabilitating Historic Buildings, standard number 9, “New additions, exterior alterations, or 
related new construction shall not destroy historic materials that characterize the property.  The 
new work shall be differentiated from the old and shall be compatible with the massing, scale, 
and architectural features to protect the historic integrity of the property and its environment.” 
 

WORDING FOR MOTIONS 
 

I move that the Commission issue a Certificate of Appropriateness for _____. The work as 
proposed meets ''The Secretary of the Interior's Standards for Rehabilitation" standard 
number_____. 
 
 
I move that the Commission issue a Certificate of Appropriateness for _____, provided the 
following conditions are met:  (List Conditions). ''The Secretary of the Interior's Standards for 
Rehabilitation" standard number_____. 
 
I move that the Commission deny application number_____. Because of _______ the work does 
not meet 'The Secretary of the Interior's Standards for Rehabilitation" standard number_____. 
 
 
"THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION AND 
GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS" 

 
 

The U. S. secretary of the interior standards for rehabilitation are as follows: 
 

  (1) A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site 
and environment. 
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  (2) The historic character of a property shall be retained and preserved. The removal 

of historic materials or alteration of features and spaces that characterize a 
property shall be avoided. 

 
  (3) Each property shall be recognized as a physical record of its time, place, and use. 

Changes that create a false sense of historical development, such as adding 
conjectural features or architectural elements from other buildings, shall not be 
undertaken. 

 
  (4) Most properties change over time; those changes that have acquired historic 

significance in their own right shall be retained and preserved. 
 
  (5) Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 
  (6) Deteriorated historic features shall be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 
feature shall match the old in design, color, texture, and other visual qualities 
and, where possible, materials. Replacement of missing features shall be 
substantiated by documentary, physical, or pictorial evidence. 

 
  (7) Chemical or physical treatments, such as sandblasting, that cause damage to 

historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible. 

 
  (8) Significant archaeological resources affected by a project shall be protected and 

preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken. 

 
  (9) New additions, exterior alterations, or related new construction shall not destroy 

historic materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, 
and architectural features to protect the historic integrity of the property and its 
environment. 

 
 (10) New additions and adjacent or related new construction shall be undertaken in 

such a manner that if removed in the future, the essential form and integrity of 
the historic property and its environment would be unimpaired.  

Notice to Proceed 
I move the Commission issue a Notice to Proceed for application number ________. The work 
is not appropriate, however the following condition prevails: ________and the proposed 
application will materially correct the condition. 
 
Choose from one of these conditions: 
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a) The resource constitutes hazard to the safety of the public or the structure's 
occupants. 

 
b) The resource is a deterrent to a major improvement program that will be of 

substantial benefit to the community and the applicant proposing the work has obtained all 
necessary planning and zoning approvals, financing, and environmental clearances. 

 
c) Retaining the resource will cause undue financial hardship to the owner when a 

governmental action, an act of God, or other events beyond the owner’s control created the 
hardship, and all feasible alternatives to eliminate the  financial hardship, which may include 
offering the resource for sale at its fair market value or moving the resource to a vacant site 
within the historic district. have been attempted and exhausted by the owner. 

 
d) Retaining the resource is not in the best of the majority of the community. 
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HISTORIC DISTRICT COMMISSION 
MINUTES OF FEBRUARY 4, 2015 

Municipal Building Commission Room 
151 Martin, Birmingham, Michigan  

             
 
Minutes of the regular meeting of the Historic District Commission (“HDC”) held 
Wednesday, February 4, 2015.  Chairman John Henke called the meeting to order at 
7:05 p.m. 
 
Present: Chairman John Henke; Board Members Keith Deyer, Vice Chairperson 

Shelli Weisberg, Michael Willoughby 
 
Absent: Board Members Mark Coir, Natalia Dukas; Student Representatives Mitch 

Boorstein, Cambria Rush 
 
Administration: Matthew Baka, Sr. Planner 
  Carole Salutes, Recording Secretary 
 
Since four affirmative votes are needed to pass a motion, and there are only four board 
members present, the chairman offered petitioners the opportunity to postpone their 
hearing to the next meeting when a full board might be present.  Mr. Surnow indicated 
they would like to proceed this evening. 
 

02-13-15 
 

HISTORIC DESIGN REVIEW 
100 S. Old Woodward Ave. 
Wachler Building 
CBD Historic District 
 
Zoning:  B-4 Business Residential 
 
Proposal:    The applicant is seeking approval to renovate the exterior of the two-story, 
multi-tenant building. The property is a non-contributing resource in the Central 
Business District Historic District. The proposal includes removing the entire existing 
façade and window system on all sides and installing new storefront window and doors 
systems, as well as re-cladding the façade with a combination of honed marble, flamed 
and brushed granite, zinc panels and cor-ten steel accents. In addition, the proposal 
calls for accent lighting and zinc clad 
entrance canopies on the W. Maple Rd. and Pierce elevations. 
 
Design:  
East (S. Old Woodward Ave). Elevation 
The petitioner proposes to replace the existing windows and doors with clear glass in 
anodized aluminum frames and clad the front elevation of the building in black flamed 
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and brushed granite.  A 5 ft. tall cor-ten steel panel will separate the glazing of the first 
and second floor. To the north of the granite pillars the remainder of the east face will be 
clad in zinc panels and honed marble cladding that will wrap around from the north 
elevation of the building. 
 
North (W. Maple) Elevation 
The petitioner proposes to replace the existing windows and doors with clear glass in 
anodized aluminum frames. The pillars separating each bay of windows will be clad in 
dark gray honed granite. A dark gray flamed and brushed granite base is proposed to 
run the length of the north elevation. Zinc panel cladding is proposed to separate the 
glazing systems of the first and second floor as well as to accent the roof line as a cap. 
Above the second floor windows will be a 5 ft. 3 in. section of white honed marble 
cladding that extends the length of the building. At the west end of the north elevation a 
vertical section of marble cladding will extend from the ground level to the roof cap.   
 
In the approximate center of the north elevation there are two clear glass single doors proposed. 
A 23 ft. 9 in. wide zinc clad entrance canopy is proposed to be installed above the doors. The 
plans as submitted indicate that there will be three cor-ten steel panels mounted to the 
north elevation.  
 
West (Pierce) Elevation 
The proposed treatment of the west elevation is very similar in style and materials to the 
north elevation. The petitioner proposes to replace the existing windows and doors with 
clear glass in anodized aluminum frames. The pillars separating each bay of windows 
will be clad in dark gray honed granite. A dark gray flamed and brushed granite base is 
proposed to run the length of the west elevation. Zinc panel cladding is proposed to 
separate the glazing systems of 
the first and second floor as well as to accent the roof line as a cap. Above the second 
floor windows will be a 5 ft. 3 in. section of white honed marble cladding that extends 
the length of the building. At the north end of the west elevation a vertical section of 
marble cladding will extend from the ground level to the roof cap. 
 
At the north end of the west elevation there is one clear glass single door proposed in 
the approximate location of the current door. A 14 ft. 6 in. wide zinc clad entrance 
canopy is proposed to be installed above the door. The plans as submitted indicate that 
there will be three cor-ten steel panels mounted to the west elevation.  
 
South (Alley) Elevation 
A portion of the south elevation is treatment in the same fashion as the existing face on 
the elevations of the building that face a street. In this area the old façade will be 
removed and replaced with a dark gray brick on the majority of the elevation. At the 
corner of the building at Pierce the honed marble will wrap the corner from the west 
elevation. Between the marble and dark grey brick will be a 4 ft. wide three section 
window that extends vertically the full height of the building. The elevation will also have 
one large clear glass window and retain the existing steel door, which will be painted 
dark grey. 

 
 
 

H:\Shared\CDD\HDC\HDC AGENDAS\2017\2017.07.19\3 - 100 S. Old WW.WachlerBuilding.07.19.17.doc 



 
Glazing Requirement:  The Downtown Overlay standards require that all buildings must 
have a minimum of 70% glazing on the first floor between 1 and 8 ft. above grade and a 
maximum of 35% glazing on all upper floors. Based on the plans as submitted, the first 
floor provides approximately 79% glazing which easily meets the requirements. In order 
to maximize the glazing, and therefore 
natural light, on the second floor the applicant is proposing the maximum amount of 
glazing.  
 
Lighting:  The applicant is proposing to install 20 ft. 8 in. decorative backlit aluminum 
fins that will be installed vertically on the newly clad granite pillars along the north and 
west elevations. The fins will be mounted near the top of the first floor windows and 
extend upwards to just above the roof line.  Along the top of the roof line the applicant is 
proposing to install accent lighting that will run the 
length of the building. All proposed lighting is LED. 
 
Signage:  The applicant is not proposing signage at this time. However, they are 
proposing to install address numbers that exceed the 8 in. maximum height permitted 
by the Sign Ordinance. This provision of the Sign Ordinance allows for address 
numbers up to 8 in. in height to be permitted in addition to the total allowable signage of 
the site. Accordingly, the applicant has been advised that if they wish to move forward 
with the oversized address letters then the area of those letters will be counted against 
the total allowable signage for the building. 
 
Mr. Deyer prefaced his comments by saying he likes everything the architect has done.  
However, there are two items that are questionable in his mind: 

• LIghting along the roof - he is not sure that is totally appropriate in the CBD; 
• Two black pincer columns on the east side.  He is not as concerned about the 

verticality as he is about the section along the roof that raises the roof line.  It 
seems too much for that corner. 

 
Mr. Jeffrey Surnow, 320 Martin, the building owner, described how the white lighting 
would wash the building.  Ms. Weisberg liked the building and lighting.  Mr. Willoughby 
said he would like to see more people use light to highlight the architectural details of a 
building. He loves the layering and the stepping back from the facade to the roof to this 
element that pops up in the dark granite.  He received confirmation that the mechanicals 
will be hidden behind the granite. 
 
Motion by Mr. Willoughby 
Seconded by Ms. Weisberg to approve the Historic Design Review for 
100 S. Old Woodward Ave., Wachler Building, as submitted. 
 
Mr. Deyer expressed his intention to vote against the motion. 
 
Chairman Henke took comments on the motion from members of the public at 7:33 p.m.   
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Mr. Surnow described how very important it is for him to keep the integrity of this city as 
much as he can.  In his opinion this is the best corner in the City of Birmingham and it is 
the best corner in Oakland County.  So, he doesn't want to do something that is just 
about daytime Birmingham.  He wanted anybody that visits this area to be able to see 
the building and appreciate it 24/7.  That is why the proposal has the vertical light and 
the accent light.  The look and the lighting are important to him because he wants to 
keep the retail and office at the highest level and the highest integrity he can.  This 
building will do that for them.  He went on to explain how every little detail has been very 
carefully thought out. 
 
Mr. Kevin Bittison, Bittison Architecture, said that drawing from the Ordinance, part of 
their initial thought was to create an architectural feature that would visually bring 
people to that intersection.  Mr. Willoughby agreed that the east facade needs a vertical 
element. 
 
Mr. Deyer said what bothers him more than anything is the black section that is 
extended half way across the roof of the building.  Mr. Bittison explained how that 
section becomes a massing element.  As well, it creates space within the building and 
anchors the building to the corner by creating additional dimension to the overall 
building height.  Mr. Willoughby suggested the black element will become less visible as 
one approaches the building. 
 
Mr. Deyer indicated he is willing to trust the architect's judgment based on the previous 
things he has done.  However, he is bothered by the roof lighting because it hasn't been 
done anywhere else in town.  Mr. Bittison explained it will be a very low-level exterior 
strip LED that will emit a small white glow in order to provide dimension.  Mr. Deyer then 
said he would vote yes because he doesn't see any reason to delay the project or re-
design it.  However, his compromise would be to leave the roof lighting to be considered 
before a full board at another time. 
 
Mr. Surnow affirmed he wants to make sure that whatever he does is very subtle and 
very first class.  That is what this corner deserves and what the rest of the city deserves. 
 
Amended to his motion by Mr. Willoughby 
Seconded by Ms. Weisberg that the Historic Design Review for 
100 S. Old Woodward Ave., Wachler Building, is approved as proposed except the 
rooftop perimeter lighting is approved conceptually to subtly light the zinc panels 
above the roof, subject to HDC further review based upon City Zoning Ordinance 
lighting standards.  Once rooftop lighting is constructed, petitioner will return to 
HDC for approval.   
 
There were no comments from the public on the amended motion at 8:15 p.m. 
 
Motion carried, 4-0. 
 
VOICE VOTE  
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Yeas:   Willoughby, Weisberg, Deyer, Henke  
Nays: None 
Absent:  Coir, Dukas 
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MEMORANDUM 
 

Planning Division 
 
DATE:   June 16, 2017 
 
TO:   Historic District Commission 
 
FROM:  Nicholas Dupuis, Planning Intern 
 
SUBJECT: Final Historic Design Review – 277 Pierce 
 
Zoning: B-4/D-4  
Existing Use:  Vacant Commercial 
 
Proposal 
This non-contributing resource located in the central business district historic district is located 
at the corner of E. Merrill and Pierce, the address is 277 Pierce.  The property consists of one 
vacant single story commercial building, formerly the Varity Shop.  The applicant is proposing to 
demolish the existing structure to replace it with a 5-story, 27,000 ft2 mixed use development 
with 5th floor residential units.  The applicant is seeking design review approval from the HDC 
regarding the proposal to demolish and develop the property. The design review application for 
the HDC was received on June 30th, 2017.   
 
The property and building upon the property are non-contributing resources, but are located in 
the Central Business District Historic District. Because it is located in this district, the Historic 
District Commission is being asked to review the design of the development and its adherence 
to the historical character of the other areas in the district in regards to massing scale and 
design.  
 
On August 3rd, 2016 the Historic District Commission approved the demolition of the existing 
building.  
 
Design 
The applicant is proposing to construct a five story mixed use commercial building. Level 1 will 
be used for retail, levels 2-4 will be commercial office spaces, and the fifth floor is to be 
residential. The development adheres to the building standards envisioned in the Downtown 
Birmingham 2016 plan as it is designed with an attractive façade, is built to the property line, 
and has a pedestrian scale featuring steel and glass canopies, extensive window glazing, 
stainless steel cladding and tasteful streetscape landscaping.  
 

South (Side) Elevation 
The south elevation for the proposed development fronts 97 feet along E. Merrill. The 
façade begins with a stone base and continues upward to the 5th floor with brick. The 
windows and doors will be clad in aluminum. The pedestrian entrance lies near the alley 
and features a stainless steel and glass canopy and a doorway surrounded by stainless 
steel cladding. The south elevation also features a section of the steel and glass canopy 
that wraps around the corner at Pierce. The recessed 5th floor is protected by a metal 
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guardrail with a metal canopy over the windows. There will be signage present for the 
retail tenant along this façade when the tenant is determined.  
 
As required in Article 3, Section 3.01 of the zoning ordinance, storefronts must have 
transparent areas , equal to 70% of its portion of the façade, between one and eight 
feet from the ground. The glazed area of a facade above the first floor shall not exceed 
35% of the total area, with each facade being calculated independently. The applicant 
has provided glazing calculations proposing the required 70 percent glazing on the first 
floor and 33 as the highest percent glazing on the upper floors. 

 
 

East (Front) Elevation 
The east elevation for the proposed development will be facing an alley. The two car 
garage for the residential unit is proposed to open up into the alley, along with two 
service doors. The building materials present will be brick with several aluminum clad 
windows. A few of these windows with be operable with an awning window at the 
center.  

 
West (Rear) Elevation 
The building materials and design along the west elevation are consistent with those 
described for the south elevation. The west elevation fronts Pierce and also features a 
pedestrian entrance and the steel and glass canopy that wrapped around from the south 
elevation. 
 
Again, as required in Article 3, Section 3.01 of the zoning ordinance, storefronts must 
have transparent areas , equal to 70% of its portion of the façade, between one and 
eight feet from the ground. The glazed area of a facade above the first floor shall not 
exceed 35% of the total area, with each facade being calculated independently. The 
applicant has provided glazing calculations exceeding the required 70 percent glazing on 
the first floor (72.4 percent) and 34.7 as the highest percent glazing on the upper floors 
for this elevation. 

 
North (Side) Elevation 
Lastly, the north elevation abuts the adjacent property, Streetside Seafood. This 
elevation is required to be left blank, or have fire rated windows based on fire codes for 
the City. Thus, the building material is brick all the way to the roofline of the 5th floor 
with no windows. The only architectural feature is the recessing of some brick. 

 
Sec. 127-11. Design review standards and guidelines. 
 

1.  (a)  In reviewing plans, the commission shall follow the U.S. secretary of the 
interior's standards for rehabilitation and guidelines for rehabilitating historic buildings as 
set forth in 36 C.F.R. part 67. Design review standards and guidelines that address special 
design characteristics of historic districts administered by the commission may be followed 
if they are equivalent in guidance to the secretary of interior's standards and guidelines 
and are established or approved by the state historic preservation office of the Michigan 
Historical Center. 

 
 (b)  In reviewing plans, the commission shall also consider all of the following: 
 
   (1) The historic or architectural value and significance of the resource and its 
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relationship to the historic value of the surrounding area. 
 
   (2) The relationship of any architectural features of the resource to the rest 

of the resource and to the surrounding area. 
 
   (3) The general compatibility of the design, arrangement, texture, and 

materials proposed to be used. 
 
   (4) Other factors, such as aesthetic value, that the commission finds 

relevant. 
 

RECOMMENDATION 
The Planning Division recommends that the Commission issue a Certificate of Approval for the 
design review application for 277 Pierce. 
 
 
The work meets The Secretary of the Interior’s Standards for Rehabilitation and Guidelines for 
Rehabilitating Historic Buildings, standard number 9, “New additions, exterior alterations, or 
related new construction shall not destroy historic materials that characterize the property.  The 
new work shall be differentiated from the old and shall be compatible with the massing, scale, 
and architectural features to protect the historic integrity of the property and its environment.” 
 
"THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION AND 
GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS" 

 
 

The U. S. secretary of the interior standards for rehabilitation are as follows: 
 

  (1) A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site 
and environment. 

 
  (2) The historic character of a property shall be retained and preserved. The removal 

of historic materials or alteration of features and spaces that characterize a 
property shall be avoided. 

 
  (3) Each property shall be recognized as a physical record of its time, place, and use. 

Changes that create a false sense of historical development, such as adding 
conjectural features or architectural elements from other buildings, shall not be 
undertaken. 

 
  (4) Most properties change over time; those changes that have acquired historic 

significance in their own right shall be retained and preserved. 
 
  (5) Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 
  (6) Deteriorated historic features shall be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 
feature shall match the old in design, color, texture, and other visual qualities 
and, where possible, materials. Replacement of missing features shall be 
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substantiated by documentary, physical, or pictorial evidence. 
 
  (7) Chemical or physical treatments, such as sandblasting, that cause damage to 

historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible. 

 
  (8) Significant archaeological resources affected by a project shall be protected and 

preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken. 

 
  (9) New additions, exterior alterations, or related new construction shall not destroy 

historic materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, 
and architectural features to protect the historic integrity of the property and its 
environment. 

 

 (10) New additions and adjacent or related new construction shall be undertaken in 
such a manner that if removed in the future, the essential form and integrity of 
the historic property and its environment would be unimpaired.  

Notice To Proceed 

I move the Commission issue a Notice to Proceed for number ________. The work is not 
appropriate, however the following condition prevails: ________and the proposed application 
will materially correct the condition. 
 
Choose from one of these conditions: 
a) The resource constitutes hazard to the safety of the public or the structure's occupants. 
 
b) The resource is a deterrent to a major improvement program that will be of substantial 

benefit to the community and the applicant proposing the work has obtained all necessary 
planning and zoning approvals, financing, and environmental clearances. 

 
c) Retaining the resource will cause undue financial hardship to the owner when a 

governmental action, an act of God, or other events beyond the owner’s control created the 
hardship, and all feasible alternatives to eliminate the financial hardship, which may include 
offering the resource for sale at its fair market value or moving the resource to a vacant site 
within the historic district. have been attempted and exhausted by the owner. 

 
d) Retaining the resource is not in the best of the majority of the community. 
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Kojaian Management Corporation

39400 Woodward Avenue, Suite 250

Bloomfield Hills, MI 48304

T:  248.644.7600

Contact:  Tony Antone

Civil Engineer:
PEA

2430 Rochester Court, Suite 100

Troy, MI 48083

T:  248.689.9090

Contact:  James P. Butler, PE

Architect:
Saroki Architecture

430 N. Old Woodward Avenue, Suite 300

Birmingham, MI 48009

T:  248.258.5707

Contact:  Victor Saroki, FAIA

Zoning Information:
Zoning District: B-4, D-4 Overlay

Zoning of Adjacent Properties: B-4 (North), PP (South),  B-4 (East), PP (West)

Site Area: 0.111 Acres

Setbacks: Required: Proposed:

Front Yard Setback: 0 Feet (Frontage Line) 0 Feet

Side Yard Setback 0 Feet 0 Feet

Rear Yard Setback: 10 Feet minimum from midpoint of 10 Feet

alley or equal to that of an adjacent

preexisting building

Building Height: Max. Allowable: Proposed:

Stories 5 5

Eave Height 58'-0" Feet 55'-6" 

Building Height Variable of height & setback 69'-0"

Total Height 80'-0" Feet (including mechanical screen) 75'-0" (including mechanical screen)

Building Area:

Lower Level: 4,800 G.S.F.

First Level: 4,600 G.S.F. (includes garage)

Second Level: 4,800 G.S.F.

Third Level: 4,800 G.S.F.

Fourth Level: 4,800 G.S.F.

Fifth Level: 3,200 G.S.F.

Total Building Area: 27,000 G.S.F.

Parking:

Commercial: None Required, None Provided (Downtown Parking Assessment District)

Residential: Two (2) parking spaces have been provided for the Residential Unit

Loading: 2 Required, 1 Provided (Allowable reduction of 1 loading space at alley - Section 4.24,C,2)

Landscape Requirements: Per City of Birmingham Streetscape Standards (Existing to remain or be replaced)

Occupant Load: Use: Calculation: Occupants:

Lower Level: Storage / Mechanical 3,826 G.S.F. / 300 G.S.F. = 13

First Level: Mercantile 2,867 G.S.F. / 60 G.S.F. = 48

Business Areas 145 G.S.F. / 100 G.S.F. = 2

Second Level: Business Areas 3,800 G.S.F. / 100 G.S.F. = 38

Third Level: Business Areas 3,800 G.S.F. / 100 G.S.F. = 38

Fourth Level: Business Areas 3,800 G.S.F. / 100 G.S.F. = 38

Fifth Level: Residential 2,522 G.S.F. / 200 G.S.F. = 13

Total Occupant Load 190

Glazing Calculations:
See Sheet 204 & 205 for glazing calculations
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
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HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
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OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
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430 N. OLD WOODWARD

BIRMINGHAM, MI  48009

Date: Issued For:

Project:

P.  248.258.5707

F.  248.258.5515

SarokiArchitecture.com

Sheet No.:

Glazing Calculations: Required: Proposed:

Merrill Street:

First Level (between 1' & 8') 70% Min. 70%

A = 128 SF x 3 = 384 SF

B = 17.5 SF x 2 = 35 SF

C = 47 SF

A + B + C = 384 SF + 35 SF + 47 SF = 466 SF glazing

Facade area between 1' & 8' = 670 SF

466 SF (glazing) / 670 SF (facade area between 1' & 8') = 466 SF / 670 SF = 0.695 = 70%

Second Level 35% Max. 32.8%

D = 33 SF x 12 = 396 SF glazing

Second Level facade area = 1,206 SF

396 SF (glazing) / 1,206 SF (second level facade) = 396 SF / 1,206 SF = 0.328 = 32.8%

Third Level 35% Max. 32.8%

D = 33 SF x 12 = 396 SF glazing

Third Level facade area = 1,206 SF

396 SF (glazing) / 1,206 SF (third level facade) = 396 SF / 1,206 SF = 0.328 = 32.8%

Fourth Level 35% Max. 30.4%

D = 33 SF x 12 = 396 SF glazing

Fourth Level facade area = 1,302 SF

396 SF (glazing) / 1,302 SF (fourth level facade) = 396 SF / 1,302 SF = 0.304 = 30.4%

Fifth Level 35% Max. 23.6%

E = 23 SF

F = 136 SF x 2 = 272 SF

E + F = 23 SF + 272 SF = 295 SF glazing

Fifth Level facade area = 1,247 SF

295 SF (glazing) / 1,247 SF (fifth level facade) = 295 SF / 1,247 SF = 0.236 = 23.6%
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Glazing Calculations: Required: Proposed:

Pierce Street:

First Level (between 1' & 8') 70% Min. 72.4%

G = 41 SF

H = 87 SF

I = 40 SF x 2 = 80 SF

J = 44 SF

G + H + I + J = 41 SF + 87 SF + 80 SF + 44 SF = 252 SF glazing

Facade area between 1' & 8' = 348 SF

252 SF (glazing) / 348 SF (facade area between 1' & 8') = 252 SF / 348 SF = 0.724 = 72.4%

Second Level 35% Max. 34.7%

K = 36 SF x 6 = 216 SF glazing

Second Level facade area = 622 SF

216 SF (glazing) / 622 SF (second level facade) = 216 SF / 622 SF = 0.347 = 34.7%

Third Level 35% Max. 34.7%

K = 36 SF x 6 = 216 SF glazing

Second Level facade area = 622 SF

216 SF (glazing) / 622 SF (third level facade) = 216 SF / 622 SF = 0.347 = 34.7%

Fourth Level 35% Max. 32.1%

K = 36 SF x 6 = 216 SF glazing

Fourth Level facade area = 672 SF

216 SF (glazing) / 672 SF (fourth level facade) = 216 SF / 672 SF = 0.321 = 32.1%

Fifth Level 35% Max. 26.1%

L = 80.5 SF x 2 = 161 SF glazing

Fifth Level facade area = 616 SF

161 SF (glazing) / 616 SF (fifth level facade) = 161 SF / 616 SF = 0.261 = 26.1%
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277 Pierce - Material Selections 
June 28, 2017 
 
Brick:  

Manufacturer: PCB 
Color: Flashed Red Velour 
Size: Modular 
Mortar: Standard gray 
Contact: Kim Mehl, Brick Tech Architectural, 248-548-0777 

 
Accent Brick:  

Manufacturer: THB 
Color: Flashed Manganese Velour 
Size: Modular 
Mortar: Standard gray 
Contact: Kim Mehl, Brick Tech Architectural, 248-548-0777 

 
Limestone: 
 Manufacturer: Indiana Limestone 
 Color: Buff 
 Finish: Standard 
 Contact: Danielle Smith, Indiana Limestone, 812-275-3341 
 
Granite: 
 Manufacturer: PMP Marble & Granite 
 Color: Cambrian Black 
 Finish: Leathered 
 Contact: PMP Marble & Granite, 248-740-1400 
 
Exterior Glazed Windows and Doors: 
 Manufacturer: Kawneer 
 Series: GLASSvent UT (Basis of design) 
 Type: Aluminum 
 Color: Antique Bronze UC100027 
 Contact: Gerry Portelli, Kawneer, 734-379-9335 
 
Entry Canopy, Metal Cladding: 
 Frame: Stainless Steel  
 Glass: Laminated & Frosted 
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Code Wattage Color CRI Beam Reflector Color Input Voltage Finish

L600 13 -

13 = 13W S = spot (10°)
N = narrow flood (30°)
F = flood (40°)
W = wide flood (60°)

1 = 120V
2 = 277V

S = silver specular
B = black specular
BZ = bronze specular
G = gold specular

MA =  matte clear anodized
BA = black anodized
BZ = bronze anodized
WH = white

W27= 2700K
W30= 3000K
W35 = 3500K
HG = halogen dim 
(2000K~2800K) 

Order Guide 

Type:

Project:

 

Modified:

 

Quantity:

Notes:

** Input Voltage

1= 120V Input 
integral driver. 
Phase dimmable.

2= 120–277V 
Universal input 
voltage. 0–10V 
dimmable.

L600
Application                             Exterior/Interior surface mount downlight

IP Rating 42

Mounting Mounts to standard 4”octagonal box.

Electrical 13.0W driver (standard)

13.0W driver (Halogen Dim)

Integral driver (standard) input: 120AC (dimmable 
with Triac, 0-10V or non-dimmable), 120-277V AC 
(dimmable)

Remote driver (standard) input: 120V AC or 277V 
AC (dimmable with Triac, 0-10V, DMX, DALI or 
non-dimmable), 120-277V AC (dimmable)

*Optional remote drivers and back up power 
supplies available. Consult factory. 

Power Consumption 13.0 Watt

Light Output 13.0 Watt, 1044~1080lm
*For photometric data, see page 03

Warranty 5 years limited warranty
Estimated useful life of LED is 50,000 hours.

Material Anodized aluminum. RoHS compliant

Weight 2lbs (0.907kg)

Approval

Emergency Driver 
options(remote)

MP Lighting Emergency Backup Unit.  
Input: 100-277V, 50/60Hz   Output: 11-36V, 16W

Bodine Emergency Micro Inventer 
Input: 120/277V, 50/60HZ  Output: 120/277V, 
60Hz, 20W

Example: L600-13-W30-S-W-S-1-MA

S =  80+ std CRI
V = 97+ CRI

*97+CRI only  available 
for W27/W30

eyaldo
Text Box
A



Specification Sheet / Surface Mount Downlight / L600

01-2016All technical information in this document is subject to change. Copyright © MP Lighting.www.mplighting.com    t 1.877.708.1184   f 604.708.1185

DIMENSION:

Ø4-5/8”
Ø117mm

4-3/4”
120mm

ceiling

7/8”
22mm

2-1/2”
64mm

LIGHT DISTRIBUTION:

13WATT

10° (Spot beam)
Matte clear anodized

30° (Narrow Flood beam)
Matte clear anodized

40° (Flood beam)
Matte clear anodized
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PHOTOMETRIC DATA:

13W 3000K 80+CRI

Polar Candela Distribution Illuminance at a Distance

approx. 
9109 cd
max.

0°

180°

90°

45°-45°

-90°

0° Spread: 14.8°

18.0’

15.0’

12.0’

9.0’

6.0’

3.0’

4.7’

3.9’

3.1’

2.5’

1.6’

0.8’1012.1

253.0

112.5

63.3

40.5

28.1

Center Beam FC  Beam Width

Polar Candela DistributionL600
13W 80+ CRI
Silver specular
3000K
1050 lm

Illuminance at a Distance

approx. 
2660 cd
max.

0°

180°

90°

45°-45°

-90°

0° Spread: 30.5°

18.0’

15.0’

12.0’

9.0’

6.0’

3.0’

9.8’

8.2’

6.6’

4.9’

3.3’

1.6’295.6

73.9

32.8

18.5

11.8

8.2

Center Beam FC  Beam Width

Polar Candela DistributionL600
80+CRI 
Silver specular
3000K
1044 lm

Illuminance at a Distance

approx. 
2155 cd
max.

0°

180°

90°

45°-45°

-90°

0° Spread: 38.6°

18.0’

15.0’

12.0’

9.0’

6.0’

3.0’

12.6’

10.5’

8.4’

6.3’

4.2’

2.1’239.4

59.8

26.6

15.0

9.6

6.6

Center Beam FC  Beam Width

Polar Candela DistributionL600Z
80+CRI 
Silver specular
3000K
1080 lm

Illuminance at a Distance

approx. 
2155 cd
max.

0°

180°

90°

45°-45°

-90°

0° Spread: 63.5°

18.0’

15.0’

12.0’

9.0’

6.0’

3.0’

22.3’

18.6’

14.9’

11.1’

7.4’

3.7’89.7

22.4

9.97

5.61

3.59

2.49

Center Beam FC  Beam Width

Polar Candela DistributionL600Z
80+CRI 
Silver specular
3000K
1060 lm

Illuminance at a Distance

Lumen: 1050lm, Spot (10°)

Lumen: 1044lm, Narrow flood (30°)

Lumen: 1080lm, Flood (40°)

Lumen: 1050lm, Wide Flood (60°)



MEMORANDUM 
 

Planning Division 
 
DATE:   July 13, 2017 
 
TO:   Historic District Commission 
 
FROM:  Matthew Baka – Senior Planner 
 
SUBJECT: Historic Design Review – 535 W. Merrill – Daisy Benedict House 
 
Zoning:  R-3 Single-Family Residential 
Existing Use:  Vacant Residential 
 
History 
The Daisy Benedict House was built around 1868 by Henry Benedict and later occupied by his 
Daughter Daisy.  In the early 1920’s a hipped roof wing was added to the house using an 
existing accessory building.  In 1971 the property gained local notoriety as the location of 
Birmingham’s last original out-house, which was sold for $1 to a home owner from Orchard 
Lake.  In the early 1980’s the house was at the center of a local controversy involving the 
redevelopment of historically designated properties.  Local outcry called for the preservation of 
the house, while the owner intended to convert the house and adjacent properties into condos.  
Eventually, the owner was allowed to move ahead with his project. 
 
Proposal 
The home owner is requesting approval to make updates and repairs to correct the 
deteriorating conditions of several windows, trim molding, siding and entry porch.  In addition 
to the proposed repairs the applicant is requesting approval to replace the existing metal entry 
door with a Simpson wood and glass, 6 pane door and new lockset.  Eight windows and storms 
along the front elevation of the house are proposed to be replaced with Marvin Ultimate 4 pane 
double hung windows.  Existing aluminum gutters are proposed to be replaced with new copper 
gutters.  The front porch is proposed to be rebuilt using Ipe decking, Aztec Composite decking 
and treated framing.  The applicant did not provide any information on the finish 
colors for the door, windows, siding or porch. 
 
Sec. 127-11. Design review standards and guidelines. 
 

1.  (a)  In reviewing plans, the commission shall follow the U.S. secretary of the 
interior's standards for rehabilitation and guidelines for rehabilitating historic buildings as 
set forth in 36 C.F.R. part 67. Design review standards and guidelines that address special 
design characteristics of historic districts administered by the commission may be followed 
if they are equivalent in guidance to the secretary of interior's standards and guidelines 
and are established or approved by the state historic preservation office of the Michigan 
Historical Center. 

 
 (b)  In reviewing plans, the commission shall also consider all of the following: 
 
  (1) The historic or architectural value and significance of the resource and its 

relationship to the historic value of the surrounding area. 
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  (2) The relationship of any architectural features of the resource to the rest of the 

resource and to the surrounding area. 
 
  (3) The general compatibility of the design, arrangement, texture, and materials 

proposed to be used. 
 
  (4) Other factors, such as aesthetic value, that the commission finds relevant. 

 
 
RECOMMENDATION 
Generally speaking the proposed changes appear to be in keeping with the historic character of 
the home however, several deteriorating elements are proposed to be replaced with new 
material rather than repairs as specified by standard number 6 which states; 
 
(6) Deteriorated historic features shall be repaired rather than replaced. Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature shall match the 
old in design, color, texture, and other visual qualities and, where possible, materials. 
Replacement of missing features shall be substantiated by documentary, physical, or pictorial 
evidence. 
 
The photos submitted by the applicant do not provide sufficient detail to determine if these 
elements are beyond the point of repair.  Accordingly, the applicant has been asked to provide 
additional evidence of the need for replacement rather then repair. 
 
The Planning Division recommends that the Commission issue a Certificate of Approval for the 
design review application for 535 Merrill with the following conditions; 
 

1. The applicant provide sufficient evidence of deterioration to justify the removal and 
replacement of the windows, porch, and siding; 

2. The applicant provides finish colors for the proposed windows, door, siding, and porch. 
 
The work meets The Secretary of the Interior’s Standards for Rehabilitation and Guidelines for 
Rehabilitating Historic Buildings, standard number 6 “Deteriorated historic features shall be 
repaired rather than replaced. Where the severity of deterioration requires replacement of a 
distinctive feature, the new feature shall match the old in design, color, texture, and other 
visual qualities and, where possible, materials. Replacement of missing features shall be 
substantiated by documentary, physical, or pictorial evidence.” 
 
 
"THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION AND 
GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS" 

 
 

The U. S. secretary of the interior standards for rehabilitation are as follows: 
 

  (1) A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site 
and environment. 

 
  (2) The historic character of a property shall be retained and preserved. The removal 
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of historic materials or alteration of features and spaces that characterize a 
property shall be avoided. 

 
  (3) Each property shall be recognized as a physical record of its time, place, and use. 

Changes that create a false sense of historical development, such as adding 
conjectural features or architectural elements from other buildings, shall not be 
undertaken. 

 
  (4) Most properties change over time; those changes that have acquired historic 

significance in their own right shall be retained and preserved. 
 
  (5) Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 
  (6) Deteriorated historic features shall be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 
feature shall match the old in design, color, texture, and other visual qualities 
and, where possible, materials. Replacement of missing features shall be 
substantiated by documentary, physical, or pictorial evidence. 

 
  (7) Chemical or physical treatments, such as sandblasting, that cause damage to 

historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible. 

 
  (8) Significant archaeological resources affected by a project shall be protected and 

preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken. 

 
  (9) New additions, exterior alterations, or related new construction shall not destroy 

historic materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, 
and architectural features to protect the historic integrity of the property and its 
environment. 

 

 (10) New additions and adjacent or related new construction shall be undertaken in 
such a manner that if removed in the future, the essential form and integrity of 
the historic property and its environment would be unimpaired.  

Notice To Proceed 

I move the Commission issue a Notice to Proceed for number ________. The work is not 
appropriate, however the following condition prevails: ________and the proposed application 
will materially correct the condition. 
 
Choose from one of these conditions: 
a) The resource constitutes hazard to the safety of the public or the structure's occupants. 
 
b) The resource is a deterrent to a major improvement program that will be of substantial 

benefit to the community and the applicant proposing the work has obtained all necessary 
planning and zoning approvals, financing, and environmental clearances. 
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c) Retaining the resource will cause undue financial hardship to the owner when a 

governmental action, an act of God, or other events beyond the owner’s control created the 
hardship, and all feasible alternatives to eliminate the financial hardship, which may include 
offering the resource for sale at its fair market value or moving the resource to a vacant site 
within the historic district have been attempted and exhausted by the owner. 

 
d) Retaining the resource is not in the best of the majority of the community. 
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MEMORANDUM 
 

Planning Division 
 

Date:  July 12, 2017 
To:  Historic District Commission Members 
From:  Matthew Baka, Senior Planner 
RE: Historic Design Review – 556 W. Maple – Allen House, Birmingham Historical 

Park, Mill Pond Historic District. 
 
Zoning: PP, Public Property 
Existing Use:  Birmingham Museum 
 
Proposal 
The Allen House and Birmingham Historical Museum is a contributing resource in the Mill Pond 
Historic District. The Allen House was built in 1928 by Harry and Marion Clizbe Allen.  Mr. Allen 
was the first Mayor of the City of Birmingham when it incorporated in 1933.  In addition, the 
site of the Mayor's home is as historically significant as the house itself.  The property is part of 
the first quarter section that was purchased by pioneer Elijah Willits in 1818.  Willits sold the 
site, now known as the John West Hunter Historical Park, to the Fractional School District.  
They built one of the first public schools on the site where the Allen House now stands.  The 
Allen’s tore down most of the old building and built the current Allen house on the original 
foundation.  They also used the brick from the School building on the front of the house, as well 
as on the and southeast and Southwest corners of the house.  The house and surrounding land 
was sold to the City in 1969.  Mrs. Marion Allen was allowed to live in the house until her death 
in 1973.  At that point, the City converted the house in a Community Center used primarily for 
wedding and other rental events.  In 1999, the City and the Birmingham Historical Society 
worked out the arrangement to create the Birmingham Historical Museum.  The museum 
opened on May 19, 2001.  
 
The applicant is proposing to make numerous repairs and improvements to subject building. It 
is of note that the applicant is proposing to make use of cedar shaker singles to match the 
existing siding, as well as apply a satin paint to be consistent with the original color. The 
proposed material would be installed to replicate the existing appearance of the building as 
closely as possible.  All other proposed work will not alter the existing appearance. 
 
Design 
 
The applicant is proposing to make use of the following materials: 
 

• Cedar shake shingles for siding  
• Western Red Cedar with a semi-gloss for finish carpentry (exterior trims and sills) 
• Free-form PVC for plastic synthetic wood trim (trims, sills, beadboard, and molding)  
• Valspar Duramax satin exterior grade latex acrylic finish for shingles 
• Valspar Duramax semi-gloss for trims, moldings, doors, and windows 
• Valspar Duramax gloss for metal roof 
• #97 AF Fibered Aluminum roof coating  
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At this time, the applicant is proposing to replace the siding on all dormers with new cedar 
shaker shingles painted with a satin acrylic paint to match the existing body color. The applicant 
will also install new shingle siding at numerous locations on the exterior walls as bolded in the 
plans. All proposed replacements to the wooden trims on the building exterior will be 
constructed of western red cedar wood. Conversely, damaged wood cornice moldings, wood 
windows sills, and fascia will be removed and replaced with synthetic wood components of 
identical shape, size, and finish. The plans also demonstrate the replacement of the muntin 
moldings within the north elevation at glazing to match existing. The applicant is proposing to 
re-coat the existing metal roof at the north elevation balcony with a gloss finish. Lastly, the 
applicant is proposing to repair the base of the front porch columns using synthetic wood and 
to add composite trims to match existing profiles.  
 
Sec. 127-11. Design review standards and guidelines. 
 

1.  (a)  In reviewing plans, the commission shall follow the U.S. secretary of the 
interior's standards for rehabilitation and guidelines for rehabilitating historic buildings as 
set forth in 36 C.F.R. part 67. Design review standards and guidelines that address special 
design characteristics of historic districts administered by the commission may be followed 
if they are equivalent in guidance to the secretary of interior's standards and guidelines 
and are established or approved by the state historic preservation office of the Michigan 
Historical Center. 

 
 (b)  In reviewing plans, the commission shall also consider all of the following: 
 
  (1) The historic or architectural value and significance of the resource and its 

relationship to the historic value of the surrounding area. 
 
  (2) The relationship of any architectural features of the resource to the rest of the 

resource and to the surrounding area. 
 
  (3) The general compatibility of the design, arrangement, texture, and materials 

proposed to be used. 
 
  (4) Other factors, such as aesthetic value, that the commission finds relevant. 

 
 

RECOMMENDATION 
The Planning Division recommends that the Commission issue a Certificate of Approval for the 
historic design review application for 556 W. Maple.  The work meets The Secretary of the 
Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings, 
standard number 6, “Deteriorated historic features shall be repaired rather than replaced. 
Where the severity of deterioration requires replacement of a distinctive feature, the new 
feature shall match the old in design, color, texture, and other visual qualities and, where 
possible, materials. Replacement of missing features shall be substantiated by documentary, 
physical, or pictorial evidence.” 
 
 

WORDING FOR MOTIONS 
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I move that the Commission issue a Certificate of Appropriateness for _____. The work 
as proposed meets ''The Secretary of the Interior's Standards for Rehabilitation" 
standard number_____. 
 
 
I move that the Commission issue a Certificate of Appropriateness for _____, provided 
the following conditions are met:  (List Conditions). ''The Secretary of the Interior's 
Standards for Rehabilitation" standard number_____. 
 
I move that the Commission deny the historic _______application for ________ . 
Because of _______ the work does not meet 'The Secretary of the Interior's Standards 
for Rehabilitation" standard number_____. 
 
"THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION 
AND GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS" 

 
 

The U. S. secretary of the interior standards for rehabilitation are as follows: 
 

  (1) A property shall be used for its historic purpose or be placed in a new use 
that requires minimal change to the defining characteristics of the building 
and its site and environment. 

 
  (2) The historic character of a property shall be retained and preserved. The 

removal of historic materials or alteration of features and spaces that 
characterize a property shall be avoided. 

 
  (3) Each property shall be recognized as a physical record of its time, place, 

and use. Changes that create a false sense of historical development, 
such as adding conjectural features or architectural elements from other 
buildings, shall not be undertaken. 

 
  (4) Most properties change over time; those changes that have acquired 

historic significance in their own right shall be retained and preserved. 
 
  (5) Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 
  (6) Deteriorated historic features shall be repaired rather than replaced. 

Where the severity of deterioration requires replacement of a distinctive 
feature, the new feature shall match the old in design, color, texture, and 
other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or 
pictorial evidence. 

 
  (7) Chemical or physical treatments, such as sandblasting, that cause damage 

to historic materials shall not be used. The surface cleaning of structures, 
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if appropriate, shall be undertaken using the gentlest means possible. 
 
  (8) Significant archaeological resources affected by a project shall be 

protected and preserved. If such resources must be disturbed, mitigation 
measures shall be undertaken. 

 
  (9) New additions, exterior alterations, or related new construction shall not 

destroy historic materials that characterize the property. The new work 
shall be differentiated from the old and shall be compatible with the 
massing, size, scale, and architectural features to protect the historic 
integrity of the property and its environment. 

 

 (10) New additions and adjacent or related new construction shall be 
undertaken in such a manner that if removed in the future, the essential 
form and integrity of the historic property and its environment would be 
unimpaired.  

Notice To Proceed 

I move the Commission issue a Notice to Proceed for application number ________. 
The work is not appropriate, however the following condition prevails: ________and the 
proposed application will materially correct the condition. 
 
Choose from one of these conditions: 
a) The resource constitutes hazard to the safety of the public or the structure's 

occupants. 
 
b) The resource is a deterrent to a major improvement program that will be of 

substantial benefit to the community and the applicant proposing the work has 
obtained all necessary planning and zoning approvals, financing, and environmental 
clearances. 

 
c) Retaining the resource will cause undue financial hardship to the owner when a 

governmental action, an act of God, or other events beyond the owner’s control 
created the hardship, and all feasible alternatives to eliminate the  financial 
hardship, which may include offering the resource for sale at its fair market value or 
moving the resource to a vacant site within the historic district. have been 
attempted and exhausted by the owner. 

 
d) Retaining the resource is not in the best of the majority of the community. 
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MEMORANDUM 
 

Planning Division 
 

Date:  July 12, 2017 
To:  Historic District Commission Members 
From:  Matthew Baka, Senior Planner 
RE: Historic Design Review – 556 W. Maple – Allen House, Birmingham Historical 

Park, Mill Pond Historic District. 
 
Zoning: PP, Public Property 
Existing Use:  Birmingham Museum 
 
Proposal 
The Allen House and Birmingham Historical Museum is a contributing resource in the Mill Pond 
Historic District. The Allen House was built in 1928 by Harry and Marion Clizbe Allen.  Mr. Allen 
was the first Mayor of the City of Birmingham when it incorporated in 1933.  In addition, the 
site of the Mayor's home is as historically significant as the house itself.  The property is part of 
the first quarter section that was purchased by pioneer Elijah Willits in 1818.  Willits sold the 
site, now known as the John West Hunter Historical Park, to the Fractional School District.  
They built one of the first public schools on the site where the Allen House now stands.  The 
Allen’s tore down most of the old building and built the current Allen house on the original 
foundation.  They also used the brick from the School building on the front of the house, as well 
as on the and southeast and Southwest corners of the house.  The house and surrounding land 
was sold to the City in 1969.  Mrs. Marion Allen was allowed to live in the house until her death 
in 1973.  At that point, the City converted the house in a Community Center used primarily for 
wedding and other rental events.  In 1999, the City and the Birmingham Historical Society 
worked out the arrangement to create the Birmingham Historical Museum.  The museum 
opened on May 19, 2001.  
 
The applicant is proposing to make numerous repairs and improvements to subject building. It 
is of note that the applicant is proposing to make use of cedar shaker singles to match the 
existing siding, as well as apply a satin paint to be consistent with the original color. The 
proposed material would be installed to replicate the existing appearance of the building as 
closely as possible.  All other proposed work will not alter the existing appearance. 
 
Design 
 
The applicant is proposing to make use of the following materials: 
 

• Cedar shake shingles for siding  
• Western Red Cedar with a semi-gloss for finish carpentry (exterior trims and sills) 
• Free-form PVC for plastic synthetic wood trim (trims, sills, beadboard, and molding)  
• Valspar Duramax satin exterior grade latex acrylic finish for shingles 
• Valspar Duramax semi-gloss for trims, moldings, doors, and windows 
• Valspar Duramax gloss for metal roof 
• #97 AF Fibered Aluminum roof coating  
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At this time, the applicant is proposing to replace the siding on all dormers with new cedar 
shaker shingles painted with a satin acrylic paint to match the existing body color. The applicant 
will also install new shingle siding at numerous locations on the exterior walls as bolded in the 
plans. All proposed replacements to the wooden trims on the building exterior will be 
constructed of western red cedar wood. Conversely, damaged wood cornice moldings, wood 
windows sills, and fascia will be removed and replaced with synthetic wood components of 
identical shape, size, and finish. The plans also demonstrate the replacement of the muntin 
moldings within the north elevation at glazing to match existing. The applicant is proposing to 
re-coat the existing metal roof at the north elevation balcony with a gloss finish. Lastly, the 
applicant is proposing to repair the base of the front porch columns using synthetic wood and 
to add composite trims to match existing profiles.  
 
Sec. 127-11. Design review standards and guidelines. 
 

1.  (a)  In reviewing plans, the commission shall follow the U.S. secretary of the 
interior's standards for rehabilitation and guidelines for rehabilitating historic buildings as 
set forth in 36 C.F.R. part 67. Design review standards and guidelines that address special 
design characteristics of historic districts administered by the commission may be followed 
if they are equivalent in guidance to the secretary of interior's standards and guidelines 
and are established or approved by the state historic preservation office of the Michigan 
Historical Center. 

 
 (b)  In reviewing plans, the commission shall also consider all of the following: 
 
  (1) The historic or architectural value and significance of the resource and its 

relationship to the historic value of the surrounding area. 
 
  (2) The relationship of any architectural features of the resource to the rest of the 

resource and to the surrounding area. 
 
  (3) The general compatibility of the design, arrangement, texture, and materials 

proposed to be used. 
 
  (4) Other factors, such as aesthetic value, that the commission finds relevant. 

 
 

RECOMMENDATION 
The Planning Division recommends that the Commission issue a Certificate of Approval for the 
historic design review application for 556 W. Maple.  The work meets The Secretary of the 
Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings, 
standard number 6, “Deteriorated historic features shall be repaired rather than replaced. 
Where the severity of deterioration requires replacement of a distinctive feature, the new 
feature shall match the old in design, color, texture, and other visual qualities and, where 
possible, materials. Replacement of missing features shall be substantiated by documentary, 
physical, or pictorial evidence.” 
 
 

WORDING FOR MOTIONS 
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I move that the Commission issue a Certificate of Appropriateness for _____. The work 
as proposed meets ''The Secretary of the Interior's Standards for Rehabilitation" 
standard number_____. 
 
 
I move that the Commission issue a Certificate of Appropriateness for _____, provided 
the following conditions are met:  (List Conditions). ''The Secretary of the Interior's 
Standards for Rehabilitation" standard number_____. 
 
I move that the Commission deny the historic _______application for ________ . 
Because of _______ the work does not meet 'The Secretary of the Interior's Standards 
for Rehabilitation" standard number_____. 
 
"THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION 
AND GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS" 

 
 

The U. S. secretary of the interior standards for rehabilitation are as follows: 
 

  (1) A property shall be used for its historic purpose or be placed in a new use 
that requires minimal change to the defining characteristics of the building 
and its site and environment. 

 
  (2) The historic character of a property shall be retained and preserved. The 

removal of historic materials or alteration of features and spaces that 
characterize a property shall be avoided. 

 
  (3) Each property shall be recognized as a physical record of its time, place, 

and use. Changes that create a false sense of historical development, 
such as adding conjectural features or architectural elements from other 
buildings, shall not be undertaken. 

 
  (4) Most properties change over time; those changes that have acquired 

historic significance in their own right shall be retained and preserved. 
 
  (5) Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 
  (6) Deteriorated historic features shall be repaired rather than replaced. 

Where the severity of deterioration requires replacement of a distinctive 
feature, the new feature shall match the old in design, color, texture, and 
other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or 
pictorial evidence. 

 
  (7) Chemical or physical treatments, such as sandblasting, that cause damage 

to historic materials shall not be used. The surface cleaning of structures, 
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if appropriate, shall be undertaken using the gentlest means possible. 
 
  (8) Significant archaeological resources affected by a project shall be 

protected and preserved. If such resources must be disturbed, mitigation 
measures shall be undertaken. 

 
  (9) New additions, exterior alterations, or related new construction shall not 

destroy historic materials that characterize the property. The new work 
shall be differentiated from the old and shall be compatible with the 
massing, size, scale, and architectural features to protect the historic 
integrity of the property and its environment. 

 

 (10) New additions and adjacent or related new construction shall be 
undertaken in such a manner that if removed in the future, the essential 
form and integrity of the historic property and its environment would be 
unimpaired.  

Notice To Proceed 

I move the Commission issue a Notice to Proceed for application number ________. 
The work is not appropriate, however the following condition prevails: ________and the 
proposed application will materially correct the condition. 
 
Choose from one of these conditions: 
a) The resource constitutes hazard to the safety of the public or the structure's 

occupants. 
 
b) The resource is a deterrent to a major improvement program that will be of 

substantial benefit to the community and the applicant proposing the work has 
obtained all necessary planning and zoning approvals, financing, and environmental 
clearances. 

 
c) Retaining the resource will cause undue financial hardship to the owner when a 

governmental action, an act of God, or other events beyond the owner’s control 
created the hardship, and all feasible alternatives to eliminate the  financial 
hardship, which may include offering the resource for sale at its fair market value or 
moving the resource to a vacant site within the historic district. have been 
attempted and exhausted by the owner. 

 
d) Retaining the resource is not in the best of the majority of the community. 
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MEMORANDUM 
 

Planning Division 
 
DATE:   July 13, 2017 
 
TO:   Historic District Commission 
 
FROM:  Sean Campbell, Assistant City Planner 
 
APPROVED BY:       Jana Ecker, Planning Director 
 
SUBJECT: Map and List of Prioritized Potential Sites for Public Art  
 
 
During the April 19, 2017 Public Arts Board (PAB) meeting, the Board reviewed a map and list 
of potential sites for public art prepared by Planning Staff. The map demonstrated the number 
of Site and Placement Guidelines each site met. The PAB discussed each location on the map 
and determined whether each one is of low, medium, or high priority. The map and list were 
approved with the discussed priority rankings and forwarded to the Parks and Recreation Board 
for review since many of the proposed sites are within parks or along trails. These materials 
have been attached for reference.  
 
On May 2, 2017, Planning Staff presented a report to the Parks and Recreation Board explaining 
the procedure taken to identify the potential locations, the resulting maps and lists, and the 
Public Arts Board’s prioritizations. While Parks and Recreation had no specific concerns over any 
of the proposed public art sites and had endorsed the concept of having pre-approved 
locations, they stipulated that any sculptures proposed within public parks would require their 
review and approval. The Parks and Recreation Board formally voted to accept the map of 
locations with aforementioned condition.  
 
Additionally, upon reviewing the City’s historic overlay map, Staff found that six proposed sites 
are located within Mill Pond Historic District. Of the six sites, three are low priority, two are 
medium priority, and one is high priority.  These locations have been selected in concept only.  
Once a sculpture is proposed for a specific site then the Historic District Commission would 
again be asked to review and approved the location and sculpture.  The Historic District 
Commission must review and approve any sites the Board recommends for public art 
installations. Please see attached map of proposed public art sites located in the Mill Pond 
Historic District.  
 
At the Historic District Commission meeting on June 21, 2017 the Commission requested that 
the Planning Department send a representative from the Public Arts Board to discuss the 
proposal in more detail.  Accordingly, either the staff liaison to the PAB or a member will attend 
the meeting to answer any questions the Commission may have. 
 
SUGGESTED RECOMMENDATION:  
 

1 
 
 



Motion to approve the map and list of prioritized potential public art site locations within the Mill 
Pond Historic District. 

OR 
 
Motion to approve the map and list of prioritized potential public art site locations within the Mill 
Pond Historic District with the changes as noted: 
1.________________________________________________ 
2.________________________________________________ 
3.________________________________________________  

2 
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1. Millrace Park along Quarton Lake Trail  

Guideline 1: N 

Guideline 2: N 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: Y 

Additional comments: Hill is on a slope, limiting view  

 

 

2. Quarton Lake Park #1 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:  

Potential Public Art Site Locations 



3. Quarton Lake Park #2 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 

4. Booth Park along Booth Park Trail 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 



5. Poppleton Park @ WoodwardAve. & Madison St.   

Guideline 1: Y 

Guideline 2: N 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 

6. Triangular open space in Barnum Park 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 



7. Howarth Park near Emmons Ave. Entrance 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 

8. Courtyard at City tennis courts 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 



9. Derby back entranceway @ Cambridge  

Guideline 1: N 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 

10. Derby Well Site #1 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: Y 

Additional comments: Existing evergreen tree might compete or 
obstruct   



 

11. Quarton Lake Park #3 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:  

  

12. Linden Park trailhead @ Shirley  

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   



13. Along bend in Linden Park Trail  

Guideline 1: Y 

Guideline 2: N 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: Y 

Additional comments:   

 

14. Linn Smith Park close to 
Southfield Rd. 

Guideline 1: N 

Guideline 2: N 

Guideline 3: Y 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   



 

15. Linn Smith Park near Rouge River   

Guideline 1: N 

Guideline 2: N 

Guideline 3: Y 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 

16. Fairway Trail trailhead 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   



17. Along Fairway Trail 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: Y 

Additional comments: Standing 
water. Possible floodplain hazzard  

 

18. Fairway Trail access point at 
W. Lincoln  

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   



 

19. Pembroke Park @ N. Eton and Windmere 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments: Play structure nearby   

 

20. Crestview Park facing Southfield and Norfolk  

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   



21. Crestview Park @ Southfield and Southlawn  

Guideline 1: Y 

Guideline 2: N 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments: Existing tree and telephone pole may 
obstruct view  

 

22. Open space along W. Maple 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   



23. Open space at east side of Park 
St. parking deck 

Guideline 1: Y 

Guideline 2: N 

Guideline 3: Y 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:   

 

24. Street planter @ Maple Rd. & 
Chester St. 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: Y 

Additional comments:   



 

25. Edison Passageway open space within recessed wall 

Guideline 1: N 

Guideline 2: Y 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: N 

Additional comments:   

 

26. Edison Passageway in open space  

Guideline 1: N 

Guideline 2: N 

Guideline 3: N 

Guideline 4: N 

Guideline 5: N 

Guideline 6: N 

Additional comments:   



 

27. Social Passageway terminating vista  

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments: 2D wall art only   

 

28. Clark Hill Passageway terminating vista 2 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: N 

Additional comments: Limited space, possibly 2D wall art only   



29. Clark Hill Passageway 
terminating vista  

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: N 

Additional comments: Limited 
space, possibly 2D wall art only   

 

30. Median at Worth and Woodward 

Guideline 1: Y 

Guideline 2: N 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:  



31. Right-of-way at Adams and Woodward 

Guideline 1: Y 

Guideline 2: N 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: N 

Guideline 6: Y 

Additional comments: Not a flat, level surface.   

 

32. Manor Park entrance 

Guideline 1: N 

Guideline 2: Y 

Guideline 3: N 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments: Manor nature 
preserve sign and trees may 
obstruct.  



33. Linden Park Trail near river 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: N 

Guideline 5: Y 

Guideline 6: Y 

Additional comments: Identified in the field 

 

34. Quarton Lake #4 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments: Identified in the field 

 



35. Edison Passageway - east side 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: N 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: N 

Additional comments:  Identified in the field 

 

36. Derby Well Site #2 

Guideline 1: Y 

Guideline 2: Y 

Guideline 3: Y 

Guideline 4: Y 

Guideline 5: Y 

Guideline 6: Y 

Additional comments:  Identified in the field 

 



 

ART IN PUBLIC SPACES 
SITE AND PLACEMENT GUIDELINES 

 
To ensure the thoughtful placement of sculptures in the City of Birmingham and to 
further the City’s vision to enhance public spaces, the Public Arts Board provides the 
following guidelines: 

• Art should be located in a site where it will effectively enhance and activate the 
pedestrian and streetscape experience; 
 

• Art should be sited where it will create a place of congregation or in a location 
that experiences high levels of pedestrian traffic;  
 

• Art should be placed in a site where it is not overwhelmed by nor competing with 
the scale of the site or adjacent architecture, large retail signage, billboards, etc.; 
 

• Art should be sited so as to be either immediately visible or in a location where it 
will be visible by the most people; 
 

• Art should not be placed in a given site if the landscaping and maintenance 
requirements of that site cannot be met; and 
 

• Artwork should not block windows or entranceways, nor obstruct normal 
pedestrian circulation in and out of a building (unless such alteration is 
specifically a part of the experience or design of the artwork).                                        
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