REGULAR MEETING OF THE PLANNING BOARD
WEDNESDAY — SEPTEMBER 14, 2016
7:30 PM
CITY COMMISSION ROOM
151 MARTIN STREET, BIRMINGHAM

Oom>

J.

Roll Call

Review and Approval of the Minutes of the regular meeting of August 24, 2016
Chairpersons’ Comments

Review of the Agenda

Request for Site Plan Extension

1. 2000 - 2070 Villa (currently vacant) — Request for extension of Final Site
Plan (expiring September 9, 2016).

Study Session Items

1. Dormer Regulations
2. Non-Conforming Building Regulations

Meeting Open to the Public for items not on the Agenda
Miscellaneous Business and Communications:
a. Communications
b. Administrative Approval Correspondence
c. Draft Agenda for the next Regular Planning Board Meeting (September 28,
2016)
d. Other Business

Planning Division Action Items

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

Adjournment

Notice:

Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s Office at the number (248) 530-1880, or
(248) 644-5115 (for the hearing impaired) at least one day before the meeting to request help in mobility, visual, hearing, or other assistance.

Las personas con incapacidad que requieren algin tipo de ayuda para la participacion en esta sesion publica deben ponerse en contacto con la oficina del escribano de la
ciudad en el nimero (248) 530-1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunién para solicitar ayuda a la
movilidad, visual, auditiva, o de otras asistencias. (Title VI of the Civil Rights Act of 1964).

Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce st.
Entrance only. Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system at the parking lot entrance gate on Henrietta St.



CITY OF BIRMINGHAM
PLANNING BOARD ACTION ITEMS
OF WEDNESDAY, AUGUST 24, 2016

Item Page

PRELIMINARY SITE PLAN REVIEW 2
602 Riverside Drive
Request for Preliminary Site Plan approval to add an additional single-
family home to the previously approved single-family cluster

Motion by Ms. Whipple-Boyce 2
Seconded by Mr. Boyle to approve the Preliminary Site Plan for 602
Riverside Dr. with the following conditions:
1. The applicant must provide calculations indicating that the structure
meets the maximum height requirements;
2. The applicant must provide calculations indicating that the lower level
is at least 51% submerged below grade so that it is not counted as a
story;
3. Applicant provide material samples at Final Site Plan Review; and
4. Applicant addresses the concerns of all City Departments, including
environmental issues.
Motion carried, 7-0.
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CITY OF BIRMINGHAM
REGULAR MEETING OF THE PLANNING BOARD
WEDNESDAY, AUGUST 24, 2016
City Commission Room
151 Martin Street, Birmingham, Michigan

Minutes of the regular meeting of the City of Birmingham Planning Board held on August 24,

2016. Vice-Chairperson Gillian Lazar convened the meeting at 7:30 p.m.

Present: Vice-Chairperson Gillian Lazar; Board Members Robin Boyle, Stuart Jeffares, Bert
Koseck, Janelle Whipple-Boyce, Bryan Williams; Alternate Board Member Lisa
Prasad; Student Representative Colin Cousimano

Absent: Chairman Scott Clein; Alternate Board Member Daniel Share

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

08-148-16

APPROVAL OF THE MINUTES OF THE REGULAR PLANNING BOARD MEETING OF
AUGUST 10, 2016

Motion by Mr. Williams
Seconded by Ms. Whipple-Boyce to approve the Minutes of August 10, 2016 as
presented.

Motion carried, 4-0.

VOICE VOTE
Yeas: Williams, Whipple-Boyce, Koseck, Lazar
Nays: None
Abstain: Boyle, Jeffares, Prasad
Absent: Clein
08-149-16
CHAIRPERSON’S COMMENTS (none)
08-150-16

APPROVAL OF THE AGENDA (no changes)



08-151-16

PRELIMINARY SITE PLAN REVIEW

602 Riverside Drive

Request for Preliminary Site Plan approval to add an additional single-family home
to the previously approved single-family cluster

Mr. Baka offered background. The subject site is a 2.4 acre parcel located on the west side of
Southfield Rd. between W. Maple Rd. and Lincoln in the R-1 Zoning District. The property was
approved to be developed as a single-family cluster by the Planning Board on September 9,
1998 with seven (7) new homes and one existing home that was to be renovated. Since that
time four (4) of the new homes have been constructed and the existing home was renovated.
The current applicant is now proposing to construct a new single-family home on one of the
remaining three (3) parcels. However, the Preliminary Site Plan Approval has expired.
Accordingly, the applicant is required to obtain both Preliminary and Final Site Plan Approval.

Design Review

A complete design review will be conducted at Final Site Plan Review. However, the
applicant has provided color renderings and is currently proposing the following
materials:

» Shake siding — rear and north body of the house;
« Stone — body of all elevations;
e Cedar Shake Roof Shingles — roof of building.

Mr. Boyle noted the environmental regulations have probably changed in the intervening years.
This development is right beside the Rouge River and he asked whether there are any
additional elements the board might want to consider because of the location. Mr. Baka
responded the Engineering Dept. would alert the board, but nothing has been identified at this
time.

Mr. Williams requested that the Engineering Dept. sign off on that before Final Site Plan
Approval. Mr. Baka added he would also check with the Building Dept.

Mr. Dominick Tringali, the architect, described the home as being cottage style, full stone, a
shake roof, full walk-out in the back, and having a Nantucket feel.

There was no discussion from the public at 7:43 p.m.

Motion by Ms. Whipple-Boyce

Seconded by Mr. Boyle to approve the Preliminary Site Plan for 602 Riverside Dr.
with the following conditions:

1. The applicant must provide calculations indicating that the structure meets the
maximum height requirements;

2. The applicant must provide calculations indicating that the lower level is at least
51% submerged below grade so that it is not counted as a story;

3. Applicant provide material samples at Final Site Plan Review; and

4. Applicant addresses the concerns of all City Departments, including
environmental issues.

There were no comments from members of the audience at 7:44 p.m.
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Motion carried, 7-0.

ROLLCALL VOTE

Yeas: Whipple-Boyce, Boyle, Jeffares, Koseck, Lazar, Prasad, Williams
Nays: None

Absent: Clein

08-152-16

MEETING OPEN TO THE PUBLIC FOR ITEMS NOT ON THE AGENDA (none)

08-153-16

MISCELLANEOUS BUSINESS AND COMMUNICATIONS

a.

b.

%]
%]

Communications (none)

Administrative Approval Correspondence (none)

Draft Agenda for the Reqular Planning Board Meeting on September 14, 2016

Study session regarding dormers;
Study session on bringing non-conforming buildings into compliance.

Other Business

Mr. Williams asked that the last three sets of City Commission Minutes be sent to the
board members plus the revised Action List.

Mr. Jeffares reported that the 555 Building has wire running through the concrete and
therefore they must be very specific on where they drill for attachment points. The
building had to be x-rayed before drilling could take place.

Mr. Williams requested an update on future plans for the 555 Building.

It was discussed that parking meters are being bagged Downtown right next to sections
of concrete that will be replaced.

Mr. Baka announced that the City Commission has passed the outdoor storage
ordinance amendments proposed by the Planning Board.

08-154-16

PLANNING DIVISION ACTION ITEMS

a.

b.

Staff report on previous requests (none)

Additional items from tonight’s meeting (none)

08-155-16

3



ADJOURNMENT

No further business being evident, the chairman adjourned the meeting at 7:47 p.m.

Matthew Baka
Sr. Planner



&

Cit of %irmingham MEMORANDUM
e ———————————————
‘\ Planning Department

DATE: September 10, 2016
TO: Planning Board Members
FROM: Matthew Baka, Senior Planner

Bruce R. Johnson, Building Official

SUBJECT Study Session to consider adding regulations to the Zoning Ordinance to
regulate the size of rooftop dormers in the single-family zone districts

At the June 20, 2016 joint meeting of the City Commission and the Planning Board a topic was
introduced by the City Building Official regarding the lack of regulations in the Zoning Ordinance
to control the size of dormers in the single-family zone districts. The Zoning Ordinance does
limit the number of stories in all single-family districts to two, but also allows a portion of the
attic to be habitable. Habitable attics are typically located behind dormers projecting from the
roof of the home. Dormers are often utilized to provide windows and additional ceiling height
within a habitable attic. The Zoning Ordinance does not regulate the maximum width of
dormers on single-family homes.

As a result of the discussion at the joint meeting, the City Commission subsequently directed
the Planning Board to review the dormer and habitable attic regulations in the Zoning
Ordinance as they relate to current dormer construction trends in residential zoned districts.
Specifically, to conduct a detailed public input and review process to:

(1) Clarify the types of dormers permissible that project from second story roofs
enclosing habitable attics;

(2) Provide recommended width limitations for dormers projecting from second story
roofs; and

(3) Refine the maximum area regulations for habitable attics that would not count as a
story.

In accordance with the direction of the City Commission, the following information and
recommendations are offered.

(1) Types of Dormers Permitted to Project from Second Story Roofs

Article 9, section 9.02 of the Zoning Ordinance defines dormer as follows:
Dormer: A subunit of a main structure interrupting a roof slope of the main roof structure
with its own walls and roof, and characterized by the roof shape of the dormer including but

not limited to: flat, deck, hipped, shed, gabled, inset, arched, segmental, and eyebrow style
roofs.



Thus, Article 9, Section 9.02 clearly lists the types of dormer permitted to project from second
story roofs. However, there are no corresponding illustrations to clarify each type of
permissible dormer.

The current definition for dormer was added to the Zoning Ordinance on July 25, 2005. The City
Commission at that time requested the Planning Board provide a definition for dormer after
approving height increases in the Downtown Overlay District. The Planning Board provided
sketches of dormer roof types to the City Commission for reference during its review of the
proposed definition. A copy of the Ordinance 1870 adopting the definition is attached along with
the sketches of the different types of dormer roofs that were considered.

Planning and Building staff recommend that the current dormer definition be maintained as it is
clear and specific. However, the Planning Board may also wish to add illustrations to provide
clarity on the types of dormers permissible to project from second story roofs on single-family
homes.

2) Recommended Limitations on Dormers

The Planning Board and City Commission most recently discussed dormer limitations on single-
family homes and detached accessory structures in late 2006 and early 2007, when the height
standards for homes and accessory structures were modified.

On March 19, 2016, the City Commission approved a regulation to limit the width of dormers on
accessory structures to 50% of the width of the roof they project from per elevation, or a 10-
foot interior dimension, whichever is greater. However, at that time, the proposed maximum
width for dormers on single-family homes at 50% of the roof per elevation was not approved.
There was concern at the City Commission that the proposed dormer limitation of 50% would
prohibit the common practice to extend the roof on the rear of a traditional bungalow.
However, the proposed dormer limitation at the time would not have affected the ability to
extend the roof on the rear of a traditional bungalow however as a traditional bungalow is one
to two stories in height, and the rear eave would not exceed the 24-foot maximum eave height
even if the roof was extended or lifted as is commonly done.

Dormers on homes constructed during the past several years vary in width depending on
whether the elevation faces an interior lot line or the street. Dormer widths on elevations facing
interior lot lines are typically less than 50% of the width of the roof and most appear to be 33%
of the width of the roof or less. To increase curb appeal, elevations facing a street typically
have dormers widths in the range of 50% of the width of the roof.

There have also been a few homes constructed that appear to contain 3-stories However, the
three story appearance is not necessarily due to the width of the dormer. Rather, it results
from additional roof structures such as reverse gables that project out from the main exterior
wall and cover small portions of construction below. (As an example: Think of an “L” shaped
house that has a main roof line side to side and a secondary roof line front to back. A portion of
the secondary roof will need to lay onto the main roof.) While a portion of the secondary roof
ties back into the main roof, it is not considered a dormer. However, the Zoning Ordinance does
not regulate the distance secondary construction needs to project from the main structure to



allow its roof to not be deemed a dormer. Such secondary roofs may only project a few inches
from the main roof line, and give the appearance of being dormers, when they are not.

The Building Department has been applying the regulations for dormers on detached garages
(50% of the elevation) to regulate dormer size over the past several years, but there is no
language in the Zoning Ordinance to specifically limit dormers on houses. Accordingly, the
Planning Board may wish to consider regulating dormer construction on single-family homes by
adding a Subsection “B” to Article 04 Structure Standards, Section 4.74 to control the width of
dormers on second story single-family homes, and to add language to clarify when a type of
roof structure is not considered a dormer. Draft language is attached for review and discussion.

) Maximum Area Regulations for Habitable Attics
Article 9, section 9.02 of the Zoning Ordinance defines habitable attic as follows:

Habitable Attic: An attic which has a stairway as a means of access and egress and in which
the ceiling area at a height of 7 feet, 4 inches above the attic floor is not more than one-
third of the area of the next floor below.

Thus, the area of the habitable attic at a ceiling height of 7°4” or larger is limited to 1/3 of the
floor below. This does not prohibit habitable space down to a ceiling height of 5’ per the
Building Code.

The definition for habitable attic was added to the Zoning Ordinance in 1992, at the same time
that the maximum building heights and number of allowable stories were reduced for all single
family zoned districts. The maximum building height in 1992 was lowered to 30-feet from 35-
feet, and the allowable number of stories was reduced to 2 from 2.5. These changes were
approved by the City Commission after extensive review by the Planning Board as a result of
public concerns regarding the height of then recently constructed homes. Since the height and
stories of single family homes were being reduced, the definition for habitable attic (as well as
mezzanine), was added to allow some habitable space in an attic or loft area that would not
formally count as a story. The ordinance definition of habitable space currently in force was
taken verbatim from the building code in effect at the time (1990 BOCA Building Code), which
also did not count habitable attic space as a story.

The building code has been updated several times since 1992 and its definition for habitable
attic has been modified since that time. The building code definition from current code (2015
Michigan Residential Code) is as follows:

Attic, Habitable: A finished or unfinished area, not considered a story, complying with all
of the following requirements:
1. The occupiable floor area is not less than 70 square feet (17m2), in accordance with
Section R304.
2. The occupiable floor area has a ceiling height in accordance with Section R305.
3. The occupiable space is enclosed by the roof assembly above, knee walls (if
applicable) on the sides and the floor-ceiling assembly below.

The building code definition today more clearly defines the area within an attic that can be
occupied as habitable space. The floor area to be occupied must meet the minimum room size
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of 70 square feet, must meet the minimum ceiling height requirements in effect at the time,
and must be enclosed by the roof, knee walls and floor/ceiling below. Rather than limit the area
of a habitable attic to 1/3 of the floor below, the code now limits habitable attic size to the area
within the attic that meets three specific requirement. including the current minimum ceiling
height at the time. Presumably, this change was made to allow a space fitting inside an attic
that meets minimum code standards to be habitable without counting it as an additional story
as the space would be there whether occupied or not.

The Planning Board may wish to consider amending the definition in the Zoning Ordinance for
habitable attic to be consistent with the current 2015 Building Code. This would clarify the
definition make it consistent with the Building Code definition. In addition, the Planning Board
may wish to add a definition for attic as well, based on the definition of attic in the 2015
Building Code to make it abundantly clear which portions of an attic may be occupied without
becoming a new story in their own right.

The Building and Planning Departments have drafted ordinance language amendments aimed at
addressing the issues outlined above as enumerated by the City Commission. The proposed
language would limit the width of dormers to 50% of the roof line on elevations facing a street
and 33% of the roof line facing an interior lot line. In addition, the draft language proposes
amendments to the definitions section of the Zoning Ordinance that would clarify the portions
of habitable attics that may be occupied without being considered as stories. The intent of
these modifications is to allow the exterior regulations to control the massing and shape of the
home while allowing for more flexibility on the inside.

Suggested Action:

The Planning Board may wish to review and discuss the recommendations above, and provide
feedback on any additional improvements to the proposed amendments regarding dormers and
habitable attic space. If the Board is comfortable with the changes as proposed, a public
hearing can be set for a formal recommendation to the City Commission.



CITY OF BIRMINGHAM
ORDINANCE NO.

AN ORDINANCE TO AMEND CHAPTER 126, ZONING, OF THE CODE OF THE CITY OF
BIRMINGHAM TO AMEND ARTICLE 04, STRUCTURE STANDARDS, SECTION 4.75 SS-
02, TO ADD REGULATIONS FOR DORMERS PROJECTING FROM SECOND STORY
ROOFS ON SINGLE-FAMILY HOMES.

THE CITY OF BIRMINGHAM ORDAINS:

Section 4.75 SS-02, Structure Standards:
This Structure Standards section applies to the following districts:
R1A, R1, R2, R3

The following structure standards apply:

A. Unchanged.

B. Dormer Limitations: Dormers projecting from second story roofs of
principal structures are limited in width to 33%6 of the roof they project
from per elevation facing interior lot lines; and 50% of the roof they
project from per elevation facing a street. Dormers may not exceed the
height of the roofline they project from. For purposes of this section, roof
structures covering living space that projects a minimum of 24-inches
from the main building and is supported on a foundation are not
considered dormers.

ORDAINED this day of , 2016 to become effective 7 days after
publication.

Rackeline J. Hoff, Mayor

Laura Pierce, City Clerk



CITY OF BIRMINGHAM
ORDINANCE NO.

AN ORDINANCE TO AMEND CHAPTER 126, ZONING, OF THE CODE OF THE CITY OF
BIRMINGHAM TO AMEND ARTICLE 09, DEFINITIONS, SECTION 9.02, TO ADD A
DEFINITION OF “ATTIC” AND TO AMEND THE DEFINITIONS OF “HABITABLE ATTIC”
AND “STORY” FOR CONSISTENCY WITH THE MICHIGAN RESIDENTIAL CODE.

THE CITY OF BIRMINGHAM ORDAINS:

Section 9.02, Definitions:

Attic: The unfinished space between the ceiling assembly and the roof
assembly.

Habitable Attic: f f i

more-than-one-third-efthe-area-of-the-rextHeorbelow-—-A finished or unfinished
area complying with all of the following requirements:
1. The occupiable floor area is not less than the minimum room
dimensions required by the current Michigan Residential Code;
2. The occupiable floor area has a minimum ceiling height in
accordance with the current Michigan Residential Code; and
3. The occupiable space is enclosed by the roof assembly above, knee
walls (if applicable) on the sides and the floor-ceiling assembly
below.

Story: That portion of a building included between the upper surface of any floor
and the upper surface of any floor above, or any portion of a building between the
ceiling and the roof. A mezzanine or Habitable Attic shall not be counted as a
story for purposes of determining number of stories (see Basement, Building height,
and-Mezzanine and Habitable Attic).

ORDAINED this day of , 2015 to become effective 7 days after
publication.

Rackeline J. Hoff, Mayor

Laura Pierce, City Clerk



MEMORANDUM

Date: July 20, 2005
To: Thomas M. Markus, City Manager
From: Kristin Keery, Planning Consultant

Approved: Thomas M. Markus, City Manager

Subject:  Article 9, section 9.02 of Chapter 126, Zoning, of the
Birmingham City Code—Definition of Dormer

Background

At the September 27, 2004 meeting, the City Commission adopted ordinance
amendments to increase the building heights in the DB 2016 downtown overlay
district. The adopted amendments increased the allowable building heights in the
D-2, D-3, and D-4 zone districts. The amendments also included the addition of
section 126-Article 3, Section 3.04(B)(9), which states “The maximum width of
all dormers per street elevation on buildings may not exceed 33% of the width of
the roof plane on the street elevation on which they are located.” As a result, the
City Commission briefly discussed dormers and requested that the Planning
Board add a definition of dormer to the definition section of the Zoning
Ordinance.

On April 13, 2005, the Planning Board discussed adding a definition for dormer
as requested by the City Commission. A public hearing was set for May 11, 2005
for the proposed definition prepared by the Planning Division.

On June 13, 2005, the City Commission set a public hearing for July 11, 2005 to
consider an ordinance amendment to Article 9, section 9.02 of Chapter 126,
Zoning, of the Birmingham City Code to create a definition for dormer.

On July 11, 2005, the City Commission voted to defer action on the public
hearing to allow the Planning Division an opportunity to clarify the language of
the dormer definition and provide sketches of dormer roof types for reference in
the July 25" 2005 report.

5B1
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A copy of the proposed ordinance amendment is attached for your review along
with minutes from the relevant City Commission and Planning Board meetings.

Purpose and Intent

Currently, there is not a definition for dormer window in the definition section of
the Zoning Ordinance. Adding a definition will eliminate any potential confusion
regarding the application of section 135-Article 3, section 3.04(B)(9)The intent of
the subsection regarding dormers is intended to prevent the construction of a
single large dormer across the width of an elevation that essentially acts to add
bonus floor area at the expense of appropriate architectural design.

Legal Opinion

The City Attorney has reviewed the proposed definition for dormer and has no
concerns.

Suggested Action:

To amend Article 9, section 9.02 of Chapter 126, Zoning, of the Birmingham City
Code to create a definition for Dormer

C:ADOCUME~1\Ibroski.000\LOCALS~1\Temp\Dormer Defn-ph-CC7-25-05.doc
(DORMER TYPES - INFO)



RETURN TO THE AGENDA

CITY OF BIRMINGHAM
ORDINANCE NO.
THE CITY OF BIRMINGHAM ORDAINS:

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

TO AMEND ARTICLE 9, SECTION 9.02, DEFINITIONS, TO ADD A DEFINITION
FOR DORMER.

Dormer — A subunit of a main structure interrupting a roof slope of the
main roof structure with its own walls and roof, and characterized by
the roof shape of the dormer including but not limited to: flat, deck,
hipped, shed, gabled, inset, arched, segmental, and eyebrow style
roofs.

ORDAINED this day of , 2005 to become effective upon
publication.

Rackeline J. Hoff, Mayor

Nancy M. Weiss, City Clerk

C:ADOCUME~1\Ibroski.000\LOCALS~1\Temp\Dormer Defn-ph-CC7-25-05.doc
(DORMER TYPES - INFO)



A Field Guide to American Houses
By Virginia & Lee McAlester

Structure: The Anatomy of American Houses
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RETURN TO AGENDA

CITY OF BIRMINGHAM, MICHIGAN
CITY COMMISSION
NOTICE OF PUBLIC HEARING
AUGUST 21, 2006

NOTICE IS HEREBY GIVEN that a public hearing will be held by the Birmingham City Commission on Monday,
AUGUST 21, 2006, beginning at 7:30 PM in the Commission Room of the Municipal Building, 151 Martin
Street, City of Birmingham, Michigan., The purpose of the hearing is to receive public comments on the
following proposed amendments to Chapter 126 of the Code of the City of Birmingham, the Zoning
Ordinance:

1. To amend Article 2, section 2.04, R1A (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in
the R1A zone district;

2. To amend Article 2, section 2.06, RI (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in
the R1 zone district;

3. To amend Article 2, section 2.08, R2 (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in
the R2 zone district;

4. To amend Article 2, section 2.10, R3 (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in
the R3 zone district;

5. To amend Article 4, section 4.03, Accessory Structure Standards, to amend sub-
sections (G) and (H), to change the maximum height and area of accessory
structures and to add new subsections (I), (J), (K) and (L) to require accessory
structures to be proportionate to the primary structure, to limit the use of
windows and dormers on accessory structures and to prohibit the use of exterior
staircases on accessory structures;

6. To amend Article 4, section 4.27(C), Open Space Standards, to add a new
subsection (C)(5), to allow bonus space in accessory structures for interior
staircases;

7. To amend Article 4, section 4.66, Structure Standards, to add a new subsection
(B) to limit the use of dormers on residential structures; and

8. To amend Article 9, section 9.02, Definitions, to delete the definitions for Building
Height, Single Family and Grade Plane, amend the definition for Building Height,
Non-Single Family and Dwelling Unit and add definitions for Midpoint and
Residential Occupancy.

The proposed ordinance language and related materials are available in the Community Development
Department (248-644-3869).

Should you have any statement regarding the above, you are invited to attend the meeting or present your
written statement to the City Commission, City of Birmingham, 151 Martin Street, P.O. Box 3001,
Birmingham, Michigan 48012-3001 prior to the hearing.

People with disabilities needing accommeodations for effective participation in this meeting should contact
the City Clerk's Office at (248) 644-1800, ext. 282 (voice) or (248) 644-5115 (TDD) at least one day in
advance to request maobility, visual, hearing or other assistance.

Nancy M. Weilss, City Clerk

PUBLISH AUGUST 3, 2006
6A
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MEMORANDUM

Date: August 10, 2006
To: Thomas M. Markus, City Manager
From: Jana L. Ecker, Planning Director

Approved: Thomas M. Markus, City Manager

Subject:  Public Hearing - To amend Articles 2, 4 and 9 of the Zoning Ordinance —
Single Family Residential Amendments ORDINANCES UNDER SEPARATE
COVER

Background

On April 19, 2004 the Planning Board was directed by the City Commission to review all
commercial ordinance amendments that were made since 2000, and then to review all
residential ordinance amendments that were made since 2000. After completing the review
and amendment of the commercial regulations, the Planning Board began reviewing the
residential ordinance amendments made since 2000.

The proposed amendments to Articles 2, 4 and 9 of the Zoning Ordinance have been
discussed at length during numerous Planning Board meetings over the past nine months.

The Planning Division conducted many PowerPoint presentations for the public and the
Planning Board documenting the design, mass and bulk of both single family residential homes
and accessory structures that have been built in Birmingham over the years, including
traditional older structures, structures constructed prior to 2000 under the midpoint system of
height measurement, and those built since 2000 with the “one size fits all” height standard.
The Planning Division also conducted extensive research on the regulations in many other
communities across Michigan, and provided the Planning Board with many articles on recent
and historic trends in housing. With the generous assistance of local architects, numerous
illustrations were presented to the Planning Board and the public throughout the process to
illustrate the impact on the mass and bulk of both homes and accessory structures as a result
of the many alternative regulations that were considered and discussed by the Planning Board.
Representatives from the Building Division were present at each Planning Board meeting in
which these issues were discussed to provide technical expertise and background on the
various methods that have been used to maximize space in structures, often creating
unintended consequences. Bruce Johnson, Assistant Building Official, will be present at the
City Commission meeting on August 21, 2006 to answer any technical building questions that
may arise at that time.

C\DOCUME-1'NWeiss\LOCALS-1'Temp'SF Res & Acc Struc - ph - 8-21-06_1.doc

(DORMER LIMITATIONS - INFO)



All of the proposed ordinance amendments were discussed together at the Planning Board,
and the public hearings were conducted simultaneously on May 10, 2006. However, on May
10, 2006, the Planning Board was unable to reach consensus on all of the ordinance language
before them. Given the very late hour, board members agreed that the discussion on
accessory structure provisions would need to continue to another date. On May 10, 2006, the
Pianning Board voted 6 to 1 to recommend that the City Commission approve the proposed
ordinance amendments relating to principal structures in single family residential zone districts.

On July 12, 2006, the Planning Board conducted another public hearing and voted 5 to 2 to
recommend that the City Commission approve the proposed ordinance amendments relating
to accessory structures in the single family residential zone districts. The Planning Board
agreed that all of the proposed ordinance amendments should come to the City Commission
together, as previously discussed.

Draft ordinance language is attached for your review, along with copies of all relevant meeting
minutes. The Planning Division has prepared a PowerPoint presentation under separate cover
to illustrate the impact of the proposed amendments on the bulk and mass of single family
homes and accessory structures.

Purpose

The City Commission directed the Planning Board to study the single family residential
regulations and to recommend amendments to address the concerns of Birmingham residents.

Specifically, residents expressed concern with regard to the “one size fits all” standard that is
currently in place, given that the maximum height standard for both single family homes and
accessory structures does not change in the various single family residential zoning
classifications, and does not vary according to lot size. Concerns were also expressed by
residents that the maximum height provision has caused odd designs for both homes and
accessory structures as residents seek to maximize their usuable space, and that the current
maximum height standard of 30’ does not allow for construction of the Tudor style, Victorian,
and other traditional home styles that have contributed substantially to Birmingham’s
character over the last century.

In addition, residents expressed concern over the mass and bulk of accessory structures,
privacy issues for adjacent neighbors, the unsightliness of exterior staircases, and concern
over the creation of additional rental units in accessory structures in single family residential
neighborhoods.

Legal Opinion

The City Attorney has reviewed the proposed ordinance language and has no concerns.
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Suqggested Action:

To adopt the following ordinances to amend Chapter 126, Zoning, of the Code of the City of
Birmingham:

(1) To amend Article 2, section 2.04, R1A (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in the
R1A zone district;

(2) To amend Article 2, section 2.06, RI (Single Family Residential) District Development
Standards, to change the maximum building heights permitted in the R1 zone
district;

(3) To amend Article 2, section 2.08, R2 (Single Family Residential} District
Development Standards, to change the maximum building heights permitted in the
R2 zone district;

(4) To amend Article 2, section 2.10, R3 (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in the
R3 zone district;

(5) To amend Article 4, section 4.03, Accessory Structure Standards, to amend sub-
sections (G) and (H), to change the maximum height and area of accessory
structures and to add new subsections (I}, (3}, (K) and (L) to require accessory
structures to be proportionate to the primary structure, to limit the use of windows
and dormers on accessory structures and to prohibit the use of exterior staircases
on accessory structures;

(6) To amend Article 4, section 4.27(C), Open Space Standards, to add a new
subsection (C)(5), to allow bonus space in accessory structures for interior
staircases;

(7) To amend Article 4, section 4.66, Structure Standards, to add a new subsection (B)
to limit the use of dormers on residential structures; and

(8) To amend Article 9, section 9.02, Definitions, to delete the definitions for Building
Height, Single Family and Grade Plane, amend the definition for Building Height,
Non-Single Family and Dwelling Unit and add definitions for Midpoint and Residential
Occupancy.

COMPLETE ORDINANCES UNDER SEPARATE COVER
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RETURN TO AGENDA

CITY OF BIRMINGHAM
ORDINANCE NO.

THE CITY OF BIRMINGHAM ORDAINS:

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

TO AMEND ARTICLE 4, SECTION 4.03 (G) & (H), ACCESSORY STRUCTURE STANDARDS, TO
AMEND THE MAXIMUM HEIGHT AND AREA OF ACCESSORY STRUCTURES AND TO ADD NEW
SUBSECTIONS (I), (3), (K) & (L) TO REQUIRE ACCESSORY STRUCTURES TO BE
PROPORTIONATE TO THE PRIMARY STRUCTURE AND TO LIMIT THE USE OF WINDOWS,
DORMERS & EXTERIOR STAIRCASES ON ACCESSORY STRUCTURES.

Section 126-4.03, Accessory Structure Standards:
(A)— (F) Unchanged.

(G) Maxlmum Building Height: Aeeessew—buﬂémgs—m%h—ﬂat—mefs—shaﬂ-ﬁet—e*eeed

inheight The maxnmum eave helght on all accessory structures shall
not exceed 12°. The maximum building heights for accessory
structures are as follows:

Gable, hip, gambrel, barrel or shed roofs:
R1A, R1 17’ to midpoint
R2 16.5' to midpoint
R3 16’ to midpoint

The roof line on gambrel and barrel roofs may not project more than
2’ past an imaginary plane drawn from the eave to the highest point
on the roof. The highest point on an accessory structure with a shed
roof must face the interior of the lot on which it is located.

Flat roofs:
R1A, R1 127
R2 12’
R3 12’

Mansard roofs:
R1A, R1 17'to deckline
R2 16.5' to deck line
R3 16’ to deck line

CADOCUME~1'NWeiss\LOCALS~1'Temp'SF Res & Acc Strue - ph - 8-21-06__2.doc
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(H) Area: The maximum area of the first floor of any accessory building
structure or accessory buildings structures in combination shail not exceed
10% of the lot area or 750 square feet in R1 and R1A, 550 square feet in
R2, or 500 square feet in R3, whichever is less. Outdoor living area is
prohibited above the first story on any accessory structure.

(I) Proportionality Between Accessory Structures & Principal Structures:
The height of an accessory structure must be lower than the height of

the principal structure on the same lot. The total area of habitable
space in an accessory structure must not exceed 75% of the total area
of habitable space in the principal structure on the same lot.

(3) Dormers: Dormers on accessory structures are limited to 50% or less
of the width of the roof per elevation or a 10’ interior dimension,
whichever is greater. Dormers may not exceed the height of the
roofline from which they are projecting. Dormers are not permitted on
accessory structures with gambrel, barrel, flat or mansard roofs.

(K) Windows: On elevations adjacent to abutting property lines, a
maximum of eight square feet of glazing area is permitted per
elevation on the second level of an accessory structure if located less
than 6’ above the floor of the second level of the accessory structure.
Unlimited glazing is permitted if located at least 6’ above the floor of
the second level of the accessory structure.

(L) Exterior Staircases: Above grade exterior staircases are prohibited on
accessory structures.

ORDAINED this day of , 2006 to become effective upon publication.

Scott D. Moore, Mayor

Nancy M. Weiss, City Clerk
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- RETURN TO AGENDA

CITY OF BIRMINGHAM
ORDINANCE NO.
THE CITY OF BIRMINGHAM ORDAINS:

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

TO AMEND ARTICLE 4, SECTION 4.66, STRUCTURE STANDARDS, TO ADD A NEW
SUBSECTION (B) TO LIMIT THE USE OF DORMERS ON RESIDENTIAL STRUCTURES.

Section 126-4.66, Structure Standards:

(A) Unchanged.

(B) Dormers on residential structures are limited to 50% or less of the
width of the roof on a residential structure. Dormers may not exceed
the height of the roofline from which they are projecting.

ORDAINED this day of , 2006 to become effective upon publication.

Scott D. Moore, Mayor

Nancy M. Weiss, City Clerk
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CITY COMMISSION MEETING MINUTES
AUGUST 21, 2006

MUNICIPAL BUILDING, 151 MARTIN
7:30 PM

I

CALL TO ORDER AND PLEDGE OF ALLEGIANCE

Mayor Scott D. Moore called the meeting to order at 7:30 PM.

II.

ROLL CALL

PRESENT: Mayor Moore
Commissioner Carney
Commissioner Hoff
Mayor Pro Tem McDaniel
Commissioner McKeon
Commissioner Plotnik
Commissioner Sherman
ABSENT: None
ADMINISTRATION: Manager Markus, Clerk Weiss, Attorney Currier, DPS Directors
Fox and Wood, Management Specialist Valentine, Planners Ecker and Robinson,
GIS Coordinator Holmes, Building Official Johnson, IT Director Rumps

III.

PROCLAMATIONS, CONGRATULATORY RESOLUTIONS, AWARDS,
APPOINTMENTS, RESIGNATIONS AND CONFIRMATIONS,
ADMINISTRATION OF OATHS AND INTRODUCTION OF GUESTS

Mayor Moore congratulated staff for the clean up after the Dream Cruise. The mayor
gave special thanks to the volunteers and Joe Valentine for the successful event.

Mayor Moore recognized members of the First Presbyterian Church for their efforts in
helping victims of Hurricane Katrina.

The mayor thanked Kim Dabbs for her service on the Public Arts Board.

CONSENT AGENDA

08-282-06 APPROVAL OF CONSENT AGENDA
Commissioner Carney removed Item A — August 7, 2006 Commission Minutes from the
consent agenda.

Commissioner Hoff removed Item F — Temporary Structure from the consent agenda.

Commissioner McKeon indicated her abstention from check 171916 to Teknicolors on
the Warrant List of August 16, 2006, as the owners are personal friends.

MOTION: Motion by McDaniel, seconded by Plotnik:

To approve the consent agenda as follows

B. Approval of warrant list of August 9, 2006 in the amount of $631,378.00.
C. Approval of warrant list of August 16, 2006 in the amount of $802,990.23.
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MOTION: Motion by Sherman, seconded by Plotnik:

Adopt ordinance amending Article 2, section 2.08, R2 (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in the R2
zone district.

VOTE: Yeas, 6
Nays, 1 (Carney)
Absent, None

MOTION:  Motion by Sherman, seconded by McKeon:

Adopt ordinance amending Article 2, section 2.10, R3 (Single Family Residential) District
Development Standards, to change the maximum building heights permitted in the R3
zone district;

VOTE: Yeas, 5
Nays, 2 (Carney, Hoff)
Absent, None

Ms. Ecker suggested the commission move to the seventh and eighth ordinances since
those are related to the single family residential ordinances, Ms. Ecker stated that the
commission has adopted new heights based on mid-point and mid-point is not yet
defined.

MOTION: Motion by Hoff, seconded Carmey:

Adopt ordinance amending Article 4, section 4.66, Structure Standards, to add new
subsection (B) to limit the use of dormers on residential structures with the following
modification.

“Dormers on residential structures are limited to 50% or less of the width of the roof on
a residential structure per elevation,”

Commissioner Sherman pointed out this restriction would prevent a property owner
from bumping out the back of a bungalow. The commissioner stated that could be an
unintended consequence. Ms, Ecker agreed.

Commissioner Hoff withdrew the motion.

MOTION:  Motion by Sherman, seconded by Plotnik:

To direct that this ordinance dealing with dormers on residential structures be referred
back to the planning board for further discussion in light of conversation by the
commission this evening; to be expedited so as not to create additional unintended
consequences.

The commission discussed the consequences of delaying this ordinance. Ms. Ecker
stated this is an unwritten policy that is already in place within the building department.
Ms. Ecker stated when homes are reviewed they generally do not accept dormers
greater than 50 percent of the elevation. Ms. Ecker stated delaying this ordinance will
not cause problems.

-8- August 21, 2006
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VOTE: Yeas, 7
Nays, None
Absent, None

MOTION:  Motion by Plotnik, seconded by McKeon:

Adopt ordinance amending Article 9, section 9.02, Definitions, to delete the definitions
for Building Height, Single Family and Grade Plane, amend the definition for Building
Height, and Non-Single Family Dwelling Unit and add definitions for Midpoint and
Residential Occupancy.

Commissioner Camey opposed this because of the definition of dwelling unit.

Commissioner Sherman also had a problem with the definition of dwelling unit because
the ordinance will be difficult to enforce.

Commissioner Plotnik suggested approving the ordinance and reviewing it in twelve
months.

The commission agreed to defer the discussion regarding this definition until after the
commission addresses accessory buildings and agreed to amend the motion:

AMENDED MOTION: Motion by Plotnik, seconded by McKeon:

Adopt ordinance amending Article 9, section 9.02, Definitions, to delete the definitions
for Building Height, Single Family and Grade Plane, amend the definition for Building
Height, and add definitions for Midpoint and Residential Occupancy.

VOTE: Yeas, 7
Nays, None
Absent, None

Dorothy Conrad pointed out that not all accessory buildings are garages.
Alice Thimm stated if there is a bathroom you can live in the structure.

MOTION: Motion by McDaniel, seconded by Plotnik:

Adopt ordinance amending Article 4, section 4.03, Accessory Structure Standards, to
amend sub-sections (G) and (H), to change the maximum height and area of accessory
structures and to add new subsections (I), (J), (K) and (L) to require accessory
structures to be proportionate to the primary structure, to limit the use of windows and
dormers on accessory structures and to prohibit the use of exterior staircases on
accessory structures.

Commissioner Carney opposed this ordinance and suggested a flat 15 foot height limit
for gable, hip, gambrel, barrel, shed and mansard roofs.

Commissioner Hoff stated she could not support this as she did not hear from one

resident who would iike larger garages next to their property. Commissioner Sherman
agreed.
-9- August 21, 2006
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CITY OF BIRMINGHAM
ORDINANCE NO. 1907

THE CITY OF BIRMINGHAM ORDAINS:

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

TO AMEND ARTICLE 4, SECTION 4.03 (G) & (H), ACCESSORY STRUCTURE STANDARDS,
TO AMEND THE MAXIMUM HEIGHT AND AREA OF ACCESSORY STRUCTURES AND TO
ADD NEW SUBSECTIONS (I), (3), (K) & (L) TO REQUIRE ACCESSORY STRUCTURES TO
BE PROPORTIONATE TO THE PRIMARY STRUCTURE AND TO LIMIT THE USE OF
WINDOWS, DORMERS & EXTERIOR STAIRCASES ON ACCESSORY STRUCTURES.

Section 126-4.03, Accessory Structure Standards:
(A) = (F) Unchanged.

(G) Maximum Building Height: The maximum eave height on all accessory
structures shall not exceed 12’. The maximum building heights for
accessory structures are as follows:

Gable, hip, gambrel, barrel or shed roofs:
R1A,R1 15.5' to midpoint
R2 15’ to midpoint
R3 14.5' to midpoint

The roof line on gambrel and barrel roofs may not project more than 2’
past an imaginary plane drawn from the eave to the highest point on
the roof. The highest point on an accessory structure with a shed roof
must face the interior of the lot on which it is located.

Flat roofs:
R1A,R1 12’
R2 12’
R3 12

Mansard roofs:
R1A, R1 15.5' to deck line
R2 15" to deck line
R3 14.5" to deck line

(H) Area: The maximum area of the first floor of any accessory structure or
accessory structures in combination shall not exceed 10% of the lot area
or 600 square feet in R1 and R1A, 550 square feet in R2, or 500 square
feet in R3, whichever is less. Outdoor living area is prohibited above the
first story on any accessory structure.

(I)Proportionality Between Accessory Structures & Principal Structures: The
height of an accessory structure must be lower than the height of the
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@)

(K)

(L)

principal structure on the same lot. The total area of habitable space in
an accessory structure must not exceed 75% of the total area of
habitable space in the principal structure on the same lot.

Dormers: Dormers on accessory structures are limited to 50% or less of
the width of the roof per elevation or a 10’ interior dimension, whichever
is greater. Dormers may not exceed the height of the roofline from
which they are projecting. Dormers are not permitted on accessory
structures with gambrel, barrel, flat or mansard roofs.

Windows: On elevations adjacent to abutting property lines, a maximum
of eight square feet of glazing area is permitted per elevation on the
second level of an accessory structure if located less than 6' above the
floor of the second level of the accessory structure. Unlimited glazing is
permitted if located at least 6’ above the floor of the second level of the
accessory structure.

Exterior Staircases: Above grade exterior staircases are prohibited on
accessory structures.

ORDAINED this 15th day of March, 2007. Effective upon publication.

Tom McDaniel, Mayor

Nancy M. Weiss, City Clerk

I, Nancy M. Weiss, City Clerk of the City of Birmingham, do hereby certify that the
foregoing ordinance was passed by the commission of the City of Birmingham, Michigan at
a regular meeting held March 19, 2007 and that a summary was published March 25,

2007.

Nancy M. Weiss, City Clerk
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9/9/2016

Michigan Residential Code, 2015

>

DEFINITIONS

[RB] ALTERNATING TREAD DEVICE. A device that
has a series of steps between 50 and 70 degrees (0.87 and
1.22 rad) from horizontal, usually attached to a center support
rail in an alternating manner so that the user does not have
both feet on the same level at the same time.

[RB] ANCHORED STONE OR MASONRY VENEER.
Stone or masonry veneer secured with approved mechanical
fasteners to an approved backing.

ANCHORS. See “Supports.”

ANTISIPHON. A term applied to valves or mechanical
devices that eliminate siphonage.

APPLIANCE. A device or apparatus that is manufactured
and designed to utilize energy and for which this code pro-
vides specific requirements.

[RB] APPROVED. Acceptable to the building official.

[RB] APPROVED AGENCY. An established and recog-
nized agency that is regularly engaged in conducting tests or
furnishing inspection services, where such agency has been
approved by the building official.

[RB] ASPECT RATIO. The ratio of longest to shortest per-

pendicular dimensions, or for wall sections, the ratio of
height to length.

i [RB] ATTIC. The unfinished space between the ceiling

assembly and the roof assembly.

[RB] ATTIC, HABITABLE. A finished or unfinished area,
not considered a story, complying with all of the following
requirements:

1. The occupiable floor area is not less than 70 square feet
(17 m?), in accordance with Section R304.

2. The occupiable floor area has a ceiling height in accor-
dance with Section R305.

3. The occupiable space is enclosed by the roof assembly
above, knee walls (if applicable) on the sides and the
floor-ceiling assembly below.

ATTIC, UNINHABITABLE WITH LIMITED STOR-
AGE. “Attic, uninhabitable with limited storage”™ means
uninhabitable attics with limited storage where the minimum
clear height between joists and rafters is 42 inches (1063 mm)
or greater or where there are not 2 or more adjacent trusses
with web configurations capable of accommodating an
assumed rectangle 42 inches (1063 mm) high by 24 inches
(610 mm) in width, or greater, within the plane of the trusses.

R 408.30513

ATTIC, UNINHABITABLE WITHOUT STORAGE.
“Attic, uninhabitable without storage” means uninhabitable
attics without storage where the maximum clear height
between joists and rafters is less than 42 inches (1063 mm),
or where there are not 2 or more adjacent trusses with web
configurations capable of accommodating an assumed rectan-
gle 42 inches (1063 mm) high by 24 inches (610 mm) in
width, or greater, within the plane of the trusses.

R 408.30513
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BACKFLOW, DRAINAGE. A reversal of flow in the
drainage system.

BACKFLOW PREVENTER. A backflow prevention
assembly, a backflow prevention device or other means or
method to prevent backflow into the potable water supply.

BACKFLOW PREVENTER, REDUCED-PRESSURE-
ZONE TYPE. A backflow-prevention device consisting of
two independently acting check valves, internally force
loaded to a normally closed position and separated by an
intermediate chamber (or zone) in which there is an auto-
matic relief means of venting to atmosphere internally loaded
to a normally open position between two tightly closing shut-
off valves and with means for testing for tightness of the
checks and opening of relief means.

BACKFLOW, WATER DISTRIBUTION. The flow of
water or other liquids into the potable water-supply piping
from any sources other than its intended source. Backsiphon-
age is one type of backflow.

BACKPRESSURE. Pressure created by any means in the
water distribution system that by being in excess of the pres-
sure in the water supply mains causes a potential backflow
condition.

BACKPRESSURE, LOW HEAD. A pressure less than or
equal to 4.33 psi (29.88 kPa) or the pressure exerted by a 10-
foot (3048 mm) column of water.

BACKSIPHONAGE. The flowing back of used or contami-
nated water from piping into a potable water-supply pipe due
to a negative pressure in such pipe.

BACKWATER VALVE. A device installed in a drain or
pipe to prevent backflow of sewage.

[RB] BASEMENT. A story that is not a story above grade
plane. (see “Story above grade plane™).

[RB] BASEMENT WALL. The opaque portion of a wall
that encloses one side of a basement and has an average
below grade wall area that is 50 percent or more of the total
opaque and nonopagque area of that enclosing side.

[RB] BASIC WIND SPEED. Three-second gust speed at 33
feet (10 058 mm) above the ground in Exposure C (see Sec-
tion R301.2.1) as given in Figure R301.2(4)A.

BATHROOM GROUP. A group of fixtures, including or
excluding a bidet, consisting of a water closet, lavatory, and
bathtub or shower. Such fixtures are located together on the
same floor level.

BEND. A drainage fitting, designed to provide a change in
direction of a drain pipe of less than the angle specified by the
amount necessary to establish the desired slope of the line
(see “Elbow™ and “Sweep”).

BOILER. A self-contained appliance from which hot water
is circulated for heating purposes and then returned to the
boiler, and that operates at water pressures not exceeding 160
pounds per square inch gage (psig) (1102 kPa gauge) and at
water temperatures not exceeding 250°F (121°C).

[RB] BOND BEAM. A horizontal grouted element within
masonry in which reinforcement is embedded.

2015 MICHIGAN RESIDENTIAL CODE
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CITY OF BIRMINGHAM
ORDINANCE NO. 1529

AN ORDINANCE TO AMEND TITLE VI, CHAPTER 39, ARTICLE 2 - DEFINITIONS,
SECTION 5.2, AND ARTICLE 18, SECTIONS 5,139, 5.140, 5.141 AND 5.142 OF THE
BIRMINGHAM CITY CODE TO AMEND THE DEFINITION OF "STORY" AND TO ADD
"MEZZANINE®* AND "HABITABLE ATTIC' AND TO AMEND THE MAXIMUM
HEIGHTSFORTHER - I,R - 1A, R - 2, R - 3 SINGLE FAMILY RESIDENTIAL ZONE
DISTRICTS.

The City of Birmingham Ordains;
Saction 5.2 is hereby amended as follows:

Story: That portion of a building included between the upper surface of any floor and the
upper surface of any floor above, or any portion of a building between the ceiling and the
roof. A mezzanins shall not be counted as a story for purposes of determining number of
stories (see "Basement,” "Building Height").

Mezzanine: An intermediate level or levels between the floor and ceiling of any story with
a total floor area of not more than one-third of the floor area of the story in which the level
or levels are located.

Habitable Attic: An attic which has a stairway as a means of access and egress and in which
the ceiling area at a height of 7 feet 4 inches abave the a ttic floor is not more than one-
third of the area of the next floor below,

Sections 5.139, 5.140, 5.141, 5.142 are hereby amended as follows:

Zone District Maximum Height
In Feet In Stories
5,139 30 Feet 2 stories
R-1 24 Feet -
Single-Family Flat Roofs
Residential Only
(See Section 5.222)
5.140 30 Feet 2 stories
R-1A 24 Feet -
Single-Family Flat Roofs
Residential Only
(See section 5.222)
5.141 30 Feet 2 stories
R-2 24 Feet -
Single-Family Flat Roofs
Residential Only.
(Se= Section 5.222)
5.142 30 Feet 2 stories
R-3 24 Feet
Single-Family Flat Roofs
Residential Only.

(See Section 5.222)

Ordained this 13th day of July, 1992, by the City Commission of the City of Birmingham to become

effective upon publication.

A

ReX A , Mayor

Judi% A. Benn, City Clerk
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June 25, 1992

To: Thomas M. Markus, City Manage

From:

Patricia McCullough,

Approved:

Thomas M. Markus, City Manager

Re: Proposed Ordinance to Reduce the Height of Single Family
Residential Development

In response to the number of residences who have expressed their
concern with the height of new single family residential
development, the Planning Board has addressed this issue with the
following proposed ordinance amendments. The Planning Board will
continue to study the other issues of density, setbacks, open
space, etc. of single family residential development as part of
their Priority List studies.

The Planning Board recommends reducing the height and number of
stories of Single family homes and establishing two new definitions
of "Mezzanine" and "Habitable Attic." The present maximum height
permitted in the R-1, R-1A, R-2, R-3 Single Family residential
districts is 35 ft. and 2 1/2 stories. The maximum height is
measured at the midpoint of the gable between the peak and the
eaves. The intent is to confine floor area to the conventional two
floors and possibly a half floor within the defined gable roof
area.

In addition, the Planning Board recommends establishing a maximum
height of 24 ft. for flat roof homes to be comparable with the
eaves line of the proposed new 30 ft. height maximum for gabled
roof homes. Of the surrounding communities polled, the majority of
the communities allow a maximum height of 25 ft. - 30 ft.

The proposed amendments to the current definition of “story" limit
the number of stories to 2. However, the new definitions of
"mezzanine"” and "habitable attic," as extrapolated from the BOCA
Code, permit additional floor area above the second floor within
the gabled roof of the home as an occupiable attic or a loft for
example, Both definitions permit no more than 1/3 more floor area
than the next floor below. This would preclude 1/2 story additions
on a two story house that would appear from the street as a third
floor.

The Planning Board held discussions and public hearings on March
25, and April 22, 1992 at which time the intent of the amendments
was discussed. On May 27, 1992, ordinance language was recommended
for approval. (See attached minutes).

56
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Page Two - Proposed Ordinance Amendments

Moved by Mr. Ribits

Seconded by Mr. Gienapp to recommend to the City Commission
approval of the changes in the Ordinance for single family
residences as presented. Also, recommend that when the City
Commission does take this issue under study for discussion, they do
so via a public hearing in order to get full benefit of the
neighborhood residential groups' deliberations.

All were in favor. Motion passes, 7 - 0.

The adoption of this ordinance does not require a public hearing by
the city Commission. The statutory requirement for a public
hearing was met by the Planning Board. However, the City Commission
may schedule a public hearing, if it is deemed desirable.

It should be noted that the Birmingham Subdivision Associations
have been noticed that this item will be on the City Commission's
meeting of July 13, 1992.

SUGGESTED ACTION:

To adopt the Zoning Ordinance amendments as proposed to reduce the
maximum height of single family homes; establish the maximum height
for flat roofed homes; amend the definition of "Btory;" and
establish two new definitions of "Mezzanine" and "Habitable Atticn
as recommended by the Planning Board.
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———’ Public Hearing.

BIRMINGHAM PLANNING BOARD PROCEEDINGS

Minutes of a regular meeting of the City of Birmingham Planning
Board held on May 27, 1992. The meeting was convened at B:02 P.M.
by Chairman Tholen.

Present: Chairman Tholen; Messrs. Blaesing, Gienapp, McMachan,
Ribits; Ms. Steffy: Mr. Thorsby

Absent: None

Administration: Mrs. Patricia HcCulléugh, City Planner
5=44-92

Approval of Minutes of April 22, 1992.

Mr. Thorsby noted on Pages 3 and 4 that the public hearing referred
to should read, "May 27", rather than, "May 23",

Motion by Mr. Thorsby :

Supported by Mr. Gienapp to approve the Minutes of April 22, 1992
as revised.

Motion carried, 7-0.
Approval of Minutes of May 13, 1992.

Mrs. McCullough pointed out on page 9, last paragrapﬁ the word,
"requesting" in the third 1line needs to be changed to,
"representing".

Motion by Mr. Gienapp

Supported by Mr. Thorsby to approve the Minutes of May 13, 1992 as
amended.

Motion carried, 7-0.

5-45-92

To consider amending the Zoning Ordinance to amend the definition
of "Story” and add the definitions of "Mezzanine" and "Habitable
Attic," and amend the maximum heights for the R-1, R-1A, R-2, R-3
Single Family Residential Zone Districts.

Mrs. McCullough presented an outline of where the Planning Board
stands on this item and highlighted the proposed Ordinance changes.
The responses that the Planning Department has received from
residents regarding new construction of single family homes have
indicated that height is a concern. With that direction, the
Planning Board has focused on height, stories, and creation of
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floor area within that defined area. In the event there is a
desire for the Board to look at other avenues to reduce the impact
of new construction in established neighborhoods, the Planning
Board will pursue other areas, such as floor area ratios or
setbacks. Presently the Zoning Ordinance calls for a maximum height
of 35 ft., two and one-half stories. The maximum height of thirty-
five feet is measured at the mid-point of the gable, from the peak
to the eaves. The Planning Board has chosen to reduce the maximum
height to 30 ft., and to amend the definition of "story" and to add
"mezzanine" and "habitable attic". The intent is to confine area
to the conventional two floors and possibly a half floor within the
gable area. '

Also, the Board has locked into establishing the ﬁeight of flat
roofed single-family homes to blend in with this newly proposed
reduced height. That proposal is for 24 ft. for a flat-roofed
house. . : ;

Ms. Dianne Kobelesky spoke from the audience to say that people are
concerned with houses extending into the back yard. Mr. Tholen
responded that the control of height is a first step. The Planning
Board will then see how the architectural community responds to
this limitation. If the limitation does not have the degree of
impact we hope it does, we will take a look at some other areas,
such as a limitation on the floor area ratio, increasing setbacks,
or changing the location of garages from the front.

Mr. Keith Helfrich who lives on Vinewood said -that he and NMs.
Kobelesky are here this evining representing the Millpond
Association. He shared some comments which came out of their
Association meeting a couple of weeks ago:

. “Height is one part of the problem in terms of fitting in, but
there are many more."

. "You plan to start with height and see if it causes the
- results you want; how and when do you plan to evaluate that?"

. "There is extreme concern over privacy. It seems to be the
height, but more than height it is also depth. oOur backyards
aren't private with a big house next door."

. "We all have a fear now of houses beside us going up for sale
and being torn down for the construction of new big houses."

* _ "While this may lock like an increase in home values it could
turn into a decrease in the leng-run."®
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. "We axe concerned about the sameness of many of the new
houses. 1It's looking like a condo village or a sub; not the
charm we moved here for in the first place.®

. “We don't want to be too restrictive either, because that
takes away our freedoms that we all value." .

. "By pushing things down we may push the big footprint out even
further."

. "We could try to set a ratio relative to heights and
footprints of other houses on the street so it would allow
flexibility to modestly higher or modestly bigger than other
houses on the street but it would limit that progression over
time."

. "Aesthetics are important too. Some of the big houses at
least fit in while other ones aesthetically don't seem to."

He additionally read a letter from neighbors who are appalled by
the proliferation of big houses on tiny lots.

According to Mr. Helfrich, the consensus from the Millpond
Association's discussions seems to be that height is only the first
of the issues and the neighbors were concerned that we get on with
the other issues as guickly as possible.

Mr..Tholen explained setback requirements to the audience in order
to alleviate some of their concerns.

Mrs. McCullough said the typical property owners coming in for
permits are looking to gain as much area as possible to develop a
navw home.

Ms, Pamela Livingston Hardy, a Ann Street resident, commented that
she is very apprehensive about this proposal. She doesn’'t
necessarily believe this is the answer. She posed the question to
Ms. McCullough if this would

change the flow of development within the central part of town.
Mrs. McCullough did not believe it would any way slow down
development. It will continue, just with new parameters. Ms.
Livingston Hardy wondered how this would affect the general
resident who wants to turn the attic into usable living space.
Mrs. McCullough responded that in the event of new construction,
33% of the attic can be converted into living space.

Mr. Blaesing said suggestions are very welcome. We would like to
mold an ordinance amendment into something that the whole community

3
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can support. It has. taken this Board many months to get to the
point where we have felt comfortable with something that we could
support as a group. The Planning Board is hoping we have hit on
something that will affect the develgpment community in such a way
that allows them to create the diversity and the different styles
and degigns that we think of as Birmingham; and yet produce
buildings which the neighbors think fit in better with the existing
environment.

Mr. Roland Hardy, Ann Street resident, stated that the ratio should
be looked into as he felt it would be fairer. Mrs. McCullough
described the reseaxrch she has done in comparing the. maximum
heights allowed in comparable communities to the height allowed in
Birmingham. What the Board is proposing is within what is
comparable to many other communities in Southeastern Michigan.

Ms. Livingston Hardy did not agree the comparison is valid because
the homes in Birmingham have a different flavor than surrounding
communities such as Royal Oak. The Ordinance was probably put into
effect by a group of men and women who believed that Birmingham was
different and that we had a lot of historical houses or Victorian
houses and they wanted to allow that kind of house to continue to
be built. She asked the reason for the story limitation if the
height limitation is set at 30 ft.

Mr. Gienapp recalled the two and one-half story definition coupled
with the 35 ft. allowance recently permitted someone to build a
full third story over half of the house. Also, communities similar
in character to Birmingham, like Northville, have lower maximum
height limits. -

Ms. Jacqueline Thorsby, 940 Floyd, wondered what mechanism is going
to trigger this Board to take another look if this doesn't solve
the problem. Mr. Tholen said the City Commissjion views this action
as a first step and they want the Planning Board to continue work
on this item. Therefore, they are not changing the Priority List,
where it still remains the number one item.

Mr. Thorsby, 940 Floyd, thought it would be nice if the residents'®
associations would keep this as a high priority on their lists too,
in order to provide the feed-back to the City as to what they see
going on.

Mr. Dick Snead of the South Poppleton Subdivision Association said
his association supports the action being taken on the height issue
as a first step. He hoped that as a second step of contrel, the
Board might consider the area of the house vs. the area of the lot.
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Mr. Chuck John from the Central Business Residents' Association
said he personally supports what is being done here tonight.

Ms. Pamela Livingston Hardy wanted to say she also agrees with
others in the audience. She thanked this Board for the many hours
they have spent reflecting and working on this difficult issue and
for their commitment to the City of Birmingham.

Ms. Steffy said that is why we are proceeding the way we are
proceeding; first with the height because we have been able to
reach a consensus. We realize this is only a first step and the
next time we go out it will be much more difficult to reach a
. consensus. Communication and feed-back at that time will be very
' ecritical so that whatever we come up with will really represent
Birmingham.

Mrs. McCullough agreed to notify the subdivision associations when
we set up a study session for this issue.

Mr. Ribits wondered how we are going to monitor this new Ordinance.
Mrs. McCullough thought, through conversation with the Building
Dept., if there is a new house going in which follows the new
ordinance, if.adopted, she can then pass that information on to
this Board.

Mr. Tholen explained in response to a question from the audience,
an effective date for this Ordinance to pass would be in about six
to -cight weeks.. ) :

Mr. Keith Helfrich wondered if there is the ability, after this
evening's public hearing, to recommend to the City Commission they
hold a public hearing. Mrs. McCullough replied the Planning Board
has met the legal requirement with this public hearing. However,
the Board might suggest to the City Commission they hold a second
public hearing so the public can be informed and there could be
more input. Mr. Halfrich highly recommended this procedure. He
felt that not only would there would be strong support for this
recommended change in the zoning ordinance, but also a show of
support for what this Board has been busy working on for quite some
time. .

Motion by Mr. Ribits

Supported by Mr. Gienapp that we recommend to the City Commission
approval of the changes in the Ordinance for single family
residences as stated in the draft ordinance amendment presented
tonight. Also we recommend that, when the City Commission deoes
take this issue under study for discussion, they do so via a public
hearing on the matter in order to get full benefit of the

5
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neighborhood residential groups' deliberations.

Motion carried, 7~0.

5-46-92

lic Hearing.

nsider amending the Zoning Ordinance to revise the permitted
princpal uses in the B-2 and B-2B Business Districts relating to
newspaper and commercial printing establishments and cold storage
facilitings, and eliminating the sale of beer and wine in the I
IndustriaDistrict.

Mrs. McCullobgh explained this issue has been discussed by the
Planning Board\in the past and at that time the Board recommended
that retail phot® copying be included as a permitted use in the B-
2, B-2B and B-28 districts and also move the newspaper and
commercial printing establishments to the I Industrial Zocne
District. 1In discusgion about cold storage, the Planning Board
received some commen from some of the furriers that it is
necessary to have that e of facility in the commercial downtown
area. With that recommgpdation, the Planning Board suggested
amending that whole issueN\of cold storage and calling it “cold
storage facilities accessory\to retail fur sales". This makes it
very specific as to what type cold storage is being permitted in
the Business District. Alsc the\reference to cold storage is added
to the Industrial Zone Districh to pick up. those items more
cuistomarily associated with an Inddstrial Zone District.

Ms. Pamela Livingston Hardy inquired
are certain places in Birmingham that ¥ese businesses cannot be
and certain places they can be. Mrs. ullough replied in the
Zoning Ordinance under "Permitted PrinciRal Uses" it lists a
paragraph. of those uses that are customari found in a zoning
classification. There will be a phrase thad usually says, "or
other similar uses". If there is a particular Wse only permitted
in a particular district, it will be specificallyN\listed. In this
case we are listing newspaper and commergial printing
establishments as being permitted only in the InMustrial zone
district.

this ordinance says there

Mrs. McCullough went on to explain that also part of this
tonight is the elimination of the reference we currently ha
the sale of beer and wine in the Industrial Zone District.

Mr. Tholen wanted to ensure this Ordinance terminology covdrs
everything done by retail photocopying establishments. Discussid

6
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CITY OF BIRMINGHAM
MICHIGAN

NOTICE OF PUBLIC HEARING

AMENDMENT TO THE ZONING ORDINANCE

NOTICE IS HEREBY GIVEN that a public hearing will be held by the
Birmingham Planning Board on Wednesday, May 27, 1992, beginning at
8:00 P.M. in the Commission Room of the Municipal building, 151
Martin Street. The purpose of the hearing is to'receive public
comment on proposed amendments to Title V, Chapter 39, Zening and
Planning Ordinance of the City Code of Birmingham that will amend
the definition of "Story" and add the definitions of "Mezzanine"
and "Habitable Attic" and amend the maximum heights for the R - 1,
R =-1A, R - 2, R - 3 Single Family Residential Zone Districts.

Patricia McCullough
City Planner

Y-

Published in the Birmingham Eccentric Issue of May 11, 1992.
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CITY OF BIRMINGHAM
ORDINANCE NO.

AN ORDINANCE TO AMEND TITLE V, CHAPTER 39, ARTICLE 2 -
,DEFINITIONS, SECTION 5.2, AND ARTICLE 18, SECTIONS 5.139,
5.140, 5.141, AND 5.142 OF THE BIRMINGHAM CITY CODE TO AMEND
THE DEFINITION OF "STORY" AND TO ADD VYMEZZANINE* AND
YHABITABLE ATTIC" AND TO AMEND THE MAXIMUM HEIGHTS FOR THE

R-1, R~ 1A, R = 2, R - 3 SINGLE FAMILY RESIDENTIAL ZONE
DISTRICTS.

The City of Birmingham Ordains:

Section 5.2 is hergby amended as follows:

Story: That portion of a building included between the upper
surface of any floor and the upper surface of any floor above,
or any portion eof a building between the CEILING {opwmest—floer
and the roof. havipg—a—usable—fleor area—egual--to-at—leashs

a—half—sbory~ A wezzanine or—parbial—£loor shall NOT be
counted as a story for purposes of determining NUMBER OF
STORIES height and—total—floor—area (see "Basement,"
“Building Height." “Fleer—Arear—Total—Nen-Residantiall).

ZZANINE: AN INTERMEDT LEVEL OR LEVE BETWEEN THE FLOO

AND CETLING OF ANY STORY WITH A TOTAL _FLOOR AREA OF NOT MORE
THAN ONE-THIRD OF THE FLOOR AREA OF THE STORY IN WHICH THE
LEVEL OR LEV AR ATED.

TIC: AN IC WHICH HAS A STAIRWAY A MEANS OF
ACCESS AND EGRESS AND IN WHICH THE CETLING AREA AT A HEIGHT OF
7_FEET 4 INCHES ABQVE THE ATTIC FLOOR IS NOT MORE THAN ONE=~
THIRD OF THE AREA OF THE NEXT FLOOR BELOW,

Sections 5.139, 5.140, 5.141, 5.142 are hereby amended as follows:

Zone District Maximum Height

- In Feet In Stories
5,139 30 36 feet 2 2—31N3 stories
R=1 24 FEET -
SINGLE-FAMILY FLAT ROOFS
RESIDENTIAL ONLY.

(See section 5.222)
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5.140 ' 30 35 feet 2 2-1\2 stories
24 FEET -

R = 1A
SINGLE-FANILY FLAT RQOFS
RESIDENTIAL ONLY,
. (See section 5,222)
5.141 s 30 35 feet 2 23\3 stories
R=-2 24 FEET -~ _
SINGLE-FAMILY FLAT ROOFS
RESIDENTIAL Ei ONLY .
(See section 5.222)
5.142 30 3% feet 2 3-132 stories
SINGLE-FAMILY ELAT ROOFS
RESIDENTIAL- . ONLY.
o (See section 5.222)
Ordained this day of ; 1992, by the

city Commission of the City of Birmingham to become effective upon
publication.

- =

Rex A. Martin, Mayor

Judith A. Benn, City Clerk
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59 Title V - Zoning and Planning

Bosement; That portion of a building which is partly or wholly
below grade, but so located that the vertical distance from the
, .grade to the floor is greater than the vertical distance from the
grade to the ceiling. A basement is not be be counted as a story for

purposes of determining height of a building. (Ord. No. 1294,
12-3-84)

Bathing establishments: Any establishment which, in exchange for

a fee, provides, as its principal function, bathing facilities, sauna
baths, steam rooms or turkish baths.

Building: Any structure having a roof, including but not limited
to tents, awning, carports, and such devices as house trailers,
which have a primary {function ather than being a means of con-
veyance. (See.'Building Accessory,” “Building, Principal,” "'Set-
back” and "Open Space”) :

Building accessory: A subordinate detached building, the use of
which is customarily incidental to the permitted principal use of
the principal building on the same lot. In case a question arises as
to the degree of incidentalness or length of custom, the board of
zoning appeals shall rule. (See “Building, Principal” and “Use,
Accessory"’)

__—7 Building height: The vertical distance measured from grade to the

highest point of the roof surface for flat roals; to the deck line of
mansard roofs; and to the average height between the eaves and
ridge for gable, hip and gambrel roofs. In a structure having a flat

voof, the parapet, if provided, may exceed the maximum building
height by up to three (3) leet.

Building, principal: A building or, where the context so indicates,
a group of buildings, in which ic conducted the main or principal
use of the lot on which the building is situated. (See “Building,
Accessory,” and “Use, Principal”) '

Control bumper: A continuous concrete curb constructed upon a
suitable base, having a minimum width of four (4) inches and a
minimum height of six (6) inches above grade.

Drive-in: A business establishment developed so as to serve pa-
trons while in the motor vehicle rather than within a building or
structure. .

Drugstore: A business establishment which employs a registered

pharmacist full time for the‘purpose of dispensing prescriptions
and ethical drugs. '

Duwelling unit: One (1) or more rooms and a single kitchen de-

signed as a unit for occupancy by only one (1) family for cookiny,
living and sleeping purposes. (See "Family™)
Supp. No. 27

544
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5.2

Title V - Zoning and Planning

STORY: That portion of a building inciuded between
the upper surface of any floor and the upper
surface of gny floor above, or any portion of a
building between the topmost floer and the roof
having a usable floor area equal to at least fifty
(50%) percent of the usable floor area of the floor
immediately below it. A top floor area under a
sloping roof with less than fifty (50%) percent of
the usable floor area is a half story. A wmezzanine
or partial floor shall be counted as a story for
purposes of determining height and total floor area
(see “Basement," “Building Height," “Floor Area,
Total, Non- ﬂes1dent1al“)

STREETS: A dedicated and accepted public
thoroughfare, or, a permanent, unobstructed,
private easement of access having a width of more
than twenty-five (29) feet; which affards the
principal means of vehicular access to abutting
property, provided said private easement exists
prior to the adoption of Ordinance No. 664,
December 12, 1966. (see "Alley")

STRUCTURE: Anything constructed or erected, which
requires Jocation on the ground, or attachment to
something having location an the ground, except
walls, fences, ornamental landscape features,
driveways and sidewalks.

TATTOO PARLOR: An establishment offering tattoo
services including the creation of marks or figures
wpon the human body, by insertion of pigweni under
the skin or by production of scars, or otherwise.

USE, ACCESSORY: A subourdinate use which is
customarily incidental to the princnpa] use on the
same lot. In case a question arises as to the
degree of incidentalness or length of custom, the
Board of Zoning Appeals shall rule. (See “Use,
Principal”). Accessory uses taking place on not
more than two {2) occasians per calendar year for
not more than forty-eight (48) hours ©n each °
occasion are not subject to the requlations of this
Chapter.

USE, PRINCIPAL: The primary and chief purpose for

- Definition of Story amended, Ord. No. 1305, 771871985,
Definition of Use, Accessory amended, Ord. No. 1317,
10/28/1985.

July, 1986 - Thru Ord. 1343.
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Code Text

Architectural terra cotta: Plain or omamental hard-burned
plastic clay units, larger in size than brick, with glazed or
unglazed ceramic finish (see Section 1401.0).

Area, building: The area included within swrounding exterior
walls (orexterior walls and fire walls) exclusive of vent shafts
and courts. Areas of the building not provided with surround.

" ing walls shall be included in the building area if such areas
are included within the horizontal projection of the roof or
foor above (see Section 501.0).

Areaway (form of construction): An uncovered subsurface
space adjacent to a building.

Attic: The space between the ceiling beams of the top story and
the roof rafters.

Commentary

Area, building: Allowable building areas (as established by
the provisions of Article 5 and Table 501) are a function of
the potential fire hazard and the level of fire endurance of
the building's structural elements, as defined by the types of
construction in Article 4,

A building area is the *footprint” of the building (i.e., that
area measured within the perimeter formed by the outside
surface of the exterior walls, and excludes spaces that are
inside this perimeter and open to the outside atmasphere at
the top — such as shafts and courts; see Section 710.0).

When a portion of the building has no exterior walls, the
area regulated by Article 5 (Table 501) is defined by the
projection of the roof or floor above (see Figure 201.0 d).
The conventional roof overhang on 2 normal building does
not add 1o the building area because the area is defined by
exterior walls,

Section 501.2 wtilizes the term "maximum horizontally
projected area” to further define the regulated building area.

—
e |

z || 7

HORIZONTAL PROJECTION
OF FLOOR ABOVE DEFINES
ADDITIONAL FLOOR AREA

Figure 201.0d
BUILDING AREA — PROJECTED

Attic, habitable: Ahabitable attic is an attic which has a stairway
as 2 means of access and egress and in which the ceiling area
at a height of 7V5 feet (2235 mm) above the autic floor is not
more than one-third of the area of the next floor below,

Attic, habitable: This definition delineates when an attic
used for habitable purposes is not to be considered an
additional story above grade. Areas complying with this
definition are to be considered pan of the floor below similar
to mezzanines and penthouses (see Figure 201.0 ej.

{continued on following page)
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Code Text

Automatic: As applied to fire prolection devices, automatic
refers to a device or system that provides an emergency
function without the necessily of human intervention amd
activated as a result of a predetenmined temperature rise, rate
of temperature rise or increase in the level of combustion
products — such as incorporated in an auromatic sprinkler
system, avlomatic fire door, etc.

Automatic fire suppression system: Anengincered system using
carbon dioxide (CO,), foam, wet or dry chemical, a
halogenated extinguishing agent, or an automatic sprinkler
system lo detect automatically and suppress a fire through
fixed piping and nozzles.

Automotive service station: Tha1 portion of a property where
molor fuels are slored and dispensed from fixed equipment
into the fuel 1anks of motor vehicles or approved containers;
including any building used for the sale of automotive acces-
soties, o7 for minor automolive repair work, Minor repairs
include the exchanpe of pans, oil changes, engine tune-ups
and similar routine maintenance work (see Section 308.1).

Basement: That portion of a building which is partly or com-
pletely below grade (see “Story above grade™).

Commentary

ATTIC
CEILING

ATTIC: ELEVATION

ATTIC CEILING AREA @ 7'=4" WHICH IS
£1/3 THE AREA OF THE FLOOR BELOW

ATTIC: PLAN

Figure 2010 e
HABITABLE ATTIC HEIGHT MEASUREMENTS

Automatic fire suppression system: This term is the generic
name for all types of automatic fire suppression systems,
including the most common type, the automatic sprinkler
syslem. See Sections 1004.0 to 1011.0 for requirements for
particular avtomatic fire suppression systems.

Automotive service station: This definition draws a distine-
tion between automolive service stations that function as
quick lube shaps, Wwne-up shops, mufiler shaps, tire shops,
etc.g and which are mercantile uses, and repair garages that
are 5-1.

Basement: A basement is a leve! of a building that has its fire
wall {loor surface not tofally abave the adjoining ground
level. There are many special grading conditions that might
require the basement to be considered as a story above

grade. See the commentary 10 “story above grade” and
Figure 201.0 1.

(continued on following page}
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More in Windows

Dormer Types

As architectural styles have shifted, architects and builders have invented more ways
to build dormers, the little rooms that project from a roof and allow more space and
light in the top floor or attic.

PHOTO BY NANCY ANDREWS
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Arched top dormers often point to architectural styles that originated in France. These include the
Second Empire style (popular 1855-1885), named for the period when Napoleon Il ruled France; the
Beaux Arts style (1885-1930), favored by Americans who had studied at the leading French school of

architecture, Ecole des Beaux-Arts; and the French Eclectic style (1915-1945), based on traditional
French houses.
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With their curiously curved roofs, eyebrow dormers frame views from houses of several
architectural periods, including the Shingle style houses popular in East Coast seashore communities.

Eyebrow dormers are also used on houses where the roofing shingles are curved around eaves to
mimic the look of thatch.

PHOTO BY NANCY ANDREWS

Gabled dormers have a peak at the top and a roof that slopes downward on either side. This is the
most common type of dormer. The design works well with a wide array of architectural styles,
including Queen Anne Victorian, Tudor and Craftsman. Gabled dormers are also found on Colonial

Revival and Gothic Revival houses and on houses in the French Eclectic style.
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This is basically a gabled dormer, but the dormer roof flares out in the same way that the main roof on
a house often flares out to accommodate a porch or an addition. On the dormer, the flared roof helps
shade the windows, a boon when dormers face south or west in regions where summers are hot.

Intricate corbels support the overhang of the roof.

PHOTO BY NANCY ANDREWS

Pedimented dormers are similar to gabled dormers, but they incorporate details rooted in classical
architecture. In ancient Greece and Rome, buildings often had a row of columns across the front.
They supported a horizontal beam that held up a triangular wall, known as the pediment, that was
under the roof peak. On pedimented dormers, molding emphasizes a similar triangular shape.

Vertical molding on either side of the windows stands in for columns.



see what Delta can do-

PHOTO BY NANCY ANDREWS

A shed dormer (visible behind the peaked roof on the house shown here) has a roof that slopes in
only one direction, toward the front. Many freestanding sheds have roofs that look similar, hence the

name of this style of dormer. Dormers in this style are characteristic of Dutch Colonial, Craftsman

and Colonial Revival houses.
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Fit into a steeply pitched mansard roof, this shed dormer sits almost flush with the surrounding
slates. Mansard roofs are similar to hip roofs except that each side has two parts: a steep section near
the walls and a barely slanted section toward the middle of the building. This creates an attic that's

fully usable, so it's probably no surprise that dormers often are found on mansard roofs.
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On a hipped dormer, the roof slants back as it rises, and this occurs on the front as well as on the
sides. Hipped dormers, not surprisingly, are often found on houses where the main roof is hipped as

well. This style of dormer is common on houses in the Prairie, French Eclectic and Shingle styles.
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When a hipped dormer projects from a roof at a 45-degree angle, it takes on a pyramidal shape. This
design is unusual but creates an opportunity for a nearly wrap-around view because there are spaces

for windows that look out in two directions.
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Recessed dormers, also known as inset dormers, have one or more walls that are set into the roof,
rather than placed on it. This style of dormer allows the windows to be deeper than they might

otherwise be.

PHOTO BY NANCY ANDREWS

Polygonal dormers are similar to octagons, except that the back three sides are absent. Because they
look out from five directions, they offer a superlative view. On this house, the polygonal dormer on

the lower roof teams up with smaller hip-roof dormers that have slanting sides.
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Wall dormers aren't surrounded by roof, as most dormers are. Instead, as their name implies, they
rise from a wall. Except for this feature, though, they span the full range of dormer styles, from

arched top to shed roof to hip roof. Wall dormers are found in houses of many styles, including Gothic
Revival, Romanesque and Mission.
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% MEMORANDUM

Community Development Department

DATE: September 1, 2015

TO: Planning Board Members

FROM: Jana L. Ecker, Planning Director

SUBJECT: Study Session on Legal Non-conforming Buildings

Last year, the owners of the 555 S. Old Woodward building applied to the Planning Board to
amend the Zoning Ordinance to allow the renovation of the existing building, the addition of
new residential units along S. Old Woodward, as well as an addition to the south of the existing
residential tower for new retail space and residential units. The Building Official had previously
ruled that some changes to the existing legal non-conforming building may be permitted.
However, the scale and scope of the changes that the property owner sought to implement
would exceed what would be permitted as maintenance and thus were not permitted in
accordance with the legal non-conforming regulations contained in the Zoning Ordinance.

In order to renovate and expand the existing building, the owners of the 555 S. Old Woodward
building requested a Zoning Ordinance amendment to create a new D-5: Downtown Gateway
Over Five Stories zoning classification in the Downtown Birmingham Overlay District. The
proposal was then to seek rezoning of the 555 S. Old Woodward properties from the existing D-
4 Qverlay zoning classification to the proposed D-5 Overlay zoning classification, which would
essentially render the existing building at 555 S. Old Woodward as a legal, conforming building
that could then be renovated and expanded in accordance with new D5 development standards.

On May 13, 2015, the Planning Board began discussing the applicant’s proposal to create a new
D-5: Downtown Gateway (Over Five Stories) zoning classification in the Downtown Birmingham
Overlay District. Planning Board members discussed the desire to review the proposed
amendment within the spirit, vision and context of the entire downtown, and not to create a
new zoning classification around a specific building. The Planning Board did, however,
recognize the importance of the 555 S. Old Woodward building and the need to allow
renovations and additions to improve its presence at the south end of Downtown Birmingham.
Specific concerns raised regarding the existing 555 S. Old Woodward building were the
unwelcome facades of the Woodward elevation, the split level concept on the S. Old Woodward
elevation, and the exposed structured parking.

At subsequent Planning Board meetings on June 10™, 2015 and July 8", 2015 the Planning
Board further discussed the ways that the building could be modified and improved as a
conforming structure and not through the use of variance requests. The Planning Board



indicated that they would like to craft a zoning classification or overlay expansion that allows
the 555 Building to be renovated but also mirrors the development standards in the Triangle
District across Woodward, which allows a maximum of 9 stories. Board members discussed
taking a look at the 555 building along with several other parcels in the context of future
development. It was suggested that this could be accomplished through a combination of a
new zoning district and a Special Land Use Permit (SLUP) or the addition of a D6 zone as well,
to differentiate permitted height north of Bowers, and south of Bowers along Woodward. The
board reviewed multiple examples of similar “gateway corridor” districts in other cities (see
attached), along with highlights, notes and sample ordinance language from other cities that
were relevant. There were varying viewpoints on whether a new overlay should be created
that included multiple properties along Woodward, and if so, which properties to include. No
consensus was reached.

On September 9, 2016, the board reviewed a revised draft of the proposed D5 zone. Board
members discussed the appropriate height for buildings along the west side of Woodward
adjacent to the Triangle District. Some board members felt that the allowable height is a new
D5 or D6 zone should mirror the 9 stories permitted in the Triangle District on the east side of
Woodward. Other board members felt that additions should be permitted to match the height
of existing non-conforming buildings. The board was unable to reach consensus on how to
proceed, and requested additional information and direction from the City Attorney on potential
options to provide exemptions for non-conforming buildings. The City Attorney’s response
letter dated September 29, 2016 is attached for your review.

On June 20, 2016 the issue of legal non-conforming commercial buildings was discussed at a
joint meeting of the City Commission and Planning Board. The 555 S. Old Woodward building,
the Merrillwood Building and Birmingham Place were referenced due to their non-conformity
with regards to their height and bulk, and the desire to allow improvements or changes to these
buildings. While no action was taken at the joint meeting, there was consensus that the issue
of the improvement or expansion of legal non-conforming buildings should be studied.

On July 25, 2016, the City Commission again discussed the issue of legal, non-conforming
commercial buildings and directed the Planning Board to review the non-conformance
provisions pertaining to commercial buildings to provide specific requirements, considering a
new zoning category or categories, that allow for changes to non-conforming buildings for the
maintenance and renovation of existing buildings consistent with those permitted for residential
buildings and structures.



Given the direction of the City Commission, the Planning Board may wish to discuss options to
allow changes to legal, non-conforming buildings for maintenance, renovation and/or
expansion. Some options to consider are as follows:

1. Allow Maintenance and Renovation Only of Existing Legal, Non-
conforming Commercial Buildings

Article 6, Section 6.02 of the Zoning Ordinance could be amended as follows:

6.02 Continuance of Nonconformity

A. Limitations: Any nonconforming building or use existing at the time of enactment
or amendment of this Zoning Ordinance may be continued if maintained in good
condition, but:

1. The use shall not be changed to another nonconforming use except as
permitted by the Board of Zoning Appeals.

2. The use shall not be reestablished after discontinuance for 6 months.

3. The use or building shall not be extended or enlarged except as herein

provided. Nonconforming testdentiad buildings may be extended or
enlarged, provided that the extension or enlargement does not itself
violate any provision of the Zoning Ordinance. Where the extension or
enlargement will violate any provision of the Zoning Ordinance,
application for a variance shall be made to the Board of Zoning Appeals
pursuant to Section 8.01(F).

The amendment noted above would allow for the maintenance, extension or enlargement of an
existing legal, non-conforming building so long as the addition meets the current zoning
standards for the existing zone district. This amendment would allow both commercial and
residential legal non-conforming buildings to be expanded using a consistent approach. As an
example, this approach would allow a 10 story legal non-conforming building in a 5 story zone
district (building that is non-conforming for height only) to construct an addition. However, the
addition could not be 10 stories in height to match the existing building, but could be built up to
a maximum of 5 stories as currently allowed in the zone district.

2. Allow the Expansion of Existing Legal, Non-conforming Buildings To
Match Existing Non-conforming Conditions

Article 6, Section 6.02 of the Zoning Ordinance could be amended as follows:

6.02 Continuance of Nonconformity
A. Limitations: Any nonconforming building or use existing at the time of enactment
or amendment of this Zoning Ordinance may be continued if maintained in good
condition, but:
1. The use shall not be changed to another nonconforming use except as
permitted by the Board of Zoning Appeals.
2. The use shall not be reestablished after discontinuance for 6 months.



3. The use or building shall not be extended or enlarged except as herein
provided. Nonconforming testdentiad buildings may be extended or
enlarged, provided that the extension or enlargement does not itself
increase the degree of the dimensional nonconformance, nor
violate any provision of the Zoning Ordinance. Where the extension or
enlargement will violate any provision of the Zoning Ordinance,
application for a variance shall be made to the Board of Zoning Appeals
pursuant to Section 8.01(F).

OR

Section 6.02 Continuance of Nonconformity

A. Limitations: Any nonconforming building or use existing at the time of enactment
or amendment of this Zoning Ordinance may be continued if maintained in good
condition, but:

1. The use shall not be changed to another nonconforming use except as
permitted by the Board of Zoning Appeals.

2. The use shall not be reestablished after discontinuance for 6 months.

3. The use or building shall not be extended or enlarged except as herein

prowded

pufsuaﬂt—te—SeeHeﬁ—S—ei—éH—A Iegally nonconformlng structure may

expand its square footage provided that the expansion does not
exceed the extent of the height and/or setback in
nonconformance. All other development standards must be met
in the expansion.

a. A vertical expansion of a nonconforming building or structure
which is legally nonconforming as to one or more setback
requirements is a permitted expansion of that nonconformity.

b. A horizontal expansion of a nonconforming building or
structure which is legally nonconforming as to one or more
height requirements is a permitted expansion of that
nonconformity.

Both of the amendments noted above would allow for the maintenance, extension or
enlargement of an existing legal, non-conforming building up to, but not exceeding, the existing
non-conforming dimension. The first option listed above is more general in nature, and could
include the expansion of any type of non-conformity (height, setbacks, FAR, density, lot
coverage etc.). The second option listed above is limited to expanding only height and/or
setback non-conformities. As an example, this approach would allow a 10 story legal non-
conforming building in a 5 story zone district (building that is non-conforming for height or



setbacks) to construct an addition up to 10 stories in height to match the existing building
height and setbacks.

3. Convert Existing Legal, Non-conforming Buildings to Conforming Using
a Special Land Use Permit

Another option to consider may be to convert buildings or structures in Downtown Birmingham
that are legal non-conforming with regards to height into conforming buildings through the use
of a Special Land User Permit. An amendment to Article 3, Overlay Districts, or to Article 6,
Nonconformances, could be proposed as follows:

Conversion of Non-conforming Status: A building in the Downtown
Birmingham Overlay District that is a legal non-conforming building or

structure with regards to height may be deemed a conforming building or
structure with regards to height if the property owner agrees to specific
conditions to control the future extension, enlargement or renovation of the
building or structure and said conditions are approved by the City
Commission under the provisions of a Special Land Use Permit.

This approach would allow for the extension or enlargement of existing legal, non-conforming
buildings downtown on a case by case basis as negotiated by the City Commission. The
amendment noted above would provide flexibility for different site conditions and would provide
control over the parameters of future expansion based on site and neighborhood context. As
an example, a 10 story legal non-conforming building in a 5 story zone district could be deemed
conforming if placed under the provisions of a SLUP that establish the specific conditions for
maximum extension or enlargement of the building in the future.

4. Re-establish the Zoning District(s) in effect when Building Permits
were Issued for Buildings in Excess of 5 Stories

Another option to consider may be to re-establish the former zoning classification(s) in place in
the 1970’s when several buildings were legally constructed greater than 5 stories in height, and
to rezone properties with non-conforming buildings with regards to height back to this
classification. Thus, any extension or enlargement of an existing legal, non-conforming building
so rezoned would be permitted as anticipated at the time of construction. As an example, a 10
story building constructed in 1975 under a classification that permitted 11 stories in height
could be extended or enlarged up to 11 stories in height.

5. Create a New Zoning District(s)

Another option to consider is to create a new zoning classification(s) that would permit
additional building height and rezoning certain properties to this classification, thus rendering
legal non-conforming buildings or structures conforming buildings with regard to height. This
approach has been discussed by the Planning Board over the past year, and amendments have



been drafted to create two new classifications under the Downtown Overlay, D5 and D6, to
attempt to address the non-conforming heights of several buildings downtown. The Planning
Board has also discussed using this approach to also address sites along the west side of
Woodward to allow additional height even for existing conforming buildings along the corridor
to match the height permitted on the east side of Woodward in the Triangle District. The latest
version of the draft previously discussed by the Planning Board is attached and highlighted to
indicate areas noted for further discussion.

As an example using this approach, an existing 10 story legal non-conforming building in a 5
story zone district could be rezoned to a new zoning classification to be created that would
allow 10 story buildings as of right.

Suggested Action:

It would be beneficial to discuss each of the alternatives discussed above to gain consensus as
to which of these options, if any, to focus on for additional study.



Planning Board Minutes
May 13, 2015

STUDY SESSION
Proposal to add D-5: Downtown Gateway Over Five Stories to the Downtown
Birmingham Overlay District

Ms. Ecker advised that the Planning Division has received an application from the owners of the
555 S. Old Woodward building to request an amendment to the Zoning Ordinance to create a
new D-5 zoning classification to the Downtown Birmingham Overlay District.

The building owners are interested in renovating the existing buildings and adding new
residential units along S. Old Woodward Ave., as well as adding an addition to the south of the
existing residential tower for new retail space and residential units. The building official
previously ruled that any changes to the existing legal non-conforming building would increase
the non-conformity, and thus be prohibited unless numerous variances were approved.
Therefore, the petitioner feels their hands have been tied in terms of making exterior and
structural improvements to the building.

Accordingly, the applicant is requesting a Zoning Ordinance amendment to create a new D-5:
Downtown Gateway Over Five Stories zoning classification in the Downtown Birmingham
Overlay District. Over the past several months, the applicant has reviewed several drafts of the
proposed ordinance language with City staff.

Proposed ordinance language to amend Article 3, section 3.01, 3.02 and 3.04 of the
Birmingham Zoning Ordinance was presented for the Planning Board to review and consider.

Mr. Rick Rattner, 380 N. Old Woodward Ave., Attorney for the petitioner, was present with a
representative of the owner, Mr. Jerry Reinhart; the architect, Mr. Bob Ziegelman; and a
landscaper from his office. Mr. Rattner gave a presentation aimed at convincing the Planning
Board why the petitioner would like to see the changes made and why it would work in this
particular location. Their primary goal is to get the building zoned so that it comes into
compliance. They want to do a building that is an icon in the City of Birmingham and a great
gateway to the City, along with being completely in line with the 2016 Plan. Included in the
presentation was a video depicting Andres Duany's comments when he came to the City in
2014. He stated it is a special building that requires special treatment and it could become
incredibly exciting and really cool.

Mr. Koseck said they have not seen a site plan showing the footprint relative to property lines,
along with the expansion opportunity. The building needs to be seen in its context. He received
confirmation that the tall building is apartments and the other building contains office space.
Ms. Ecker said the way this ordinance is written the commercial side could potentially go up an
equivalent height to the apartment side.

Mr. DeWeese thought it would be appropriate for the board to think through, if they were going
to allow a building of that scale, what they would want there that fits the spirit and essence of
the rest of Downtown. He knows that the back side is not inviting at all from the Woodward



Ave. side and the front side is not pedestrian oriented the way it is set up. The lower levels
could be made more friendly and the parking garage covered up.

Chairman Clein felt the board should look at the proposed ordinance and decide whether
creating a D-5 Zone makes sense. Mr. Williams considered this an iconic structure that is long
overdue for attention. The Planning Board has almost totally ignored the south end of town, so
let's start with this.

Mr. Koseck noted there are buildings being built today that look a lot like this. They have
beautiful high tech glass and he knows what Duany is talking about in terms of lighting it so
that it glows. Mr. Williams thought the only practical way to proceed with this study is to set up
a sub-committee of this board to work with staff.

Chairman Clein suggested the next step would be to come back to a study session to allow the
board to review and provide their input. It was discussed that the board should not create the
language of the district around a specific project. Everyone agreed that another study session
is in order so that the board can look at all of the implications of the request. June 10 would be
the earliest.

Mr. Rattner said it is important to him to put together a package for Ms. Ecker as quickly as
they can. Chairman Clein asked for a graphic of an existing site plan so the board knows what
parcels are included and what are not. Context should be shown so it is clear what is around
the site and how that plays into it. Mr. Koseck added it is about the existing footprint, the
applicant's ownership limits, and context within 200 ft.

Mr. Williams stated this is an important building and the board will treat it accordingly.



Planning Board Minutes
June 10, 2015

STUDY SESSION
D-5 - Proposed Gateway Zone in the Downtown Birmingham Overlay District

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

Accordingly, the applicant is requesting a Zoning Ordinance amendment to create a new D-5:
Downtown Gateway Over Five Stories zoning classification in the Downtown Birmingham
Overlay District. Over the past several months, the applicant has reviewed several drafts of
proposed ordinance language with City staff. On May 13, 2015, the Planning Board began
discussing the applicant’s proposal to create a new D-5: Downtown Gateway Over Five Stories
zoning classification in the Downtown Birmingham Overlay District.

It was discussed this amendment should be viewed not only as to how it applies to 555 S. Old
Woodward Ave., but possibly to other properties as well. Mr. Baka read highlighted areas from
the proposed ordinance language to amend Article 3, section 3.01, 3.02, and 3.04 of the
Birmingham Zoning Ordinance for the board to review and consider.

The 555 S. Old Woodward Ave. building is 180 ft. in height. Allowable height in the general
proximity across Woodward Ave. is 114 ft. maximum. Mr. Koseck thought the board should be
looking at the proposed language in a broad way, and not just specific to the 555 S. Old
Woodward Ave. property. Chairman Clein advised not to incorporate a number of items for one
particular parcel just because that makes it easier. Mr. Share added that if the applicant needs
some variances, then the applicant needs some variances.

Mr. Rick Rattner, 380 N. Old Woodward Ave., Attorney for the applicant, was present with Mr.
Bob Ziegelman, the architect; and Messrs. Jack Reinhart and Bruce Thal, the building owners.
Mr. Rattner noted parts of the proposed ordinance were included because they were important
to put into law so that their building could exist and not be doomed to some type of less than
satisfactory condition under the current Zoning Ordinance. They hope to make their building
the re-invigoration of S. Woodward Ave. In order for this to happen, a Gateway Zone must be
established and their building zoned D-5. He went on to describe improvements they hope to
make to the building and talked about building height, which would include an elevator shaft 14
ft. above the roof. If they construct a new building on the property they own to the south of
the 555 Building it would comply with the old Overlay Zone Ordinance. They are providing their
own parking on-site. With respect to architectural standards, they plan to re-surface and light
the existing building as described by Andres Duany. Proposed signage standards allow for
identification on all sides of the building. One way or another, the reasonable Zoning Ordinance
for this area and the Gateway should be passed in order to benefit the City.

No members of the public wished to come forward to provide comment at this time.



Mr. Share announced he was having trouble conceptualizing why on any of the Gateway sites
there would be buildings higher than the nine (9) maximum stories allowed in the Triangle
District. Mr. Koseck noted there are all kinds of non-conforming buildings in the City and he
doesn't think the goal is that they should all go away and become conforming. That is why the
Board of Zoning Appeals exists. He is in favor of improvements being made to the building, but
as the applicant makes enhancements he hopes they would go further to be more in
compliance with D-4, D-3, D-2, and D-1. It scares him to expand D-5 beyond the limits of this
property without further study.

Mr. Jeffares thought the building should be polished so that it stands out like a jewel, and other
buildings should be more in context with the nine (9) stories allowed in the Triangle District.
Mr. DeWeese was in support of the building enhancement, but he also did not want so see it
spreading.

Chairman Clein thought of this as an opportunity to take a look at this building along with
several parcels in the context of future development. If Bruce Johnson, Building Official, and
Tim Currier, City Attorney, would come to a Planning Board meeting and are on board, he
would be in favor of providing some relief in a unique situation; but he just doesn't want to do
it capriciously. The Ordinance standards were put in place for a reason and he would be
supportive of fitting them into the context of a building that obviously is not going away, in
order to help make it better.

Ms. Whipple-Boyce was also in support of helping to make this Gateway building better looking.
She thought also that it would be helpful to have Messrs. Johnson and Currier come to a
Planning Board meeting. She could not imagine why the Planning Board could not somehow
help the applicant to get their building re-skinned in some other way. Further, the ordinance
proposal should not include some of the things that the board does not want to have in the
City.

Ms. Lazar was in full support, as well, of trying to do something with the building. However,
she didn't see how this board could whip up a new ordinance in a short period of time. It
concerns her that what might be applied to this building could become applicable to some other
sites which would not be appropriate. She would rather try to help the applicant get to where
they need to be with this building.

Mr. Share thought another way to get through this problem would be to modify the Ordinance
to change the definition of Dimensional Expansion of Non-Conformity.

Mr. Jack Reinhart explained that it is difficult to get financing for a non-conforming building.

Mr. Rattner was positive they would get this done, but more work is needed in order to find the
right answer. It will come out the right way if everyone works for it.

Chairman Clein suggested when this draft ordinance is brought back with input from tonight
that Mr. Johnson; and if possible, Mr. Currier, be present for that study session to walk through
the higher level issues and answer questions.



Planning Board Minutes
July 8, 2015

STUDY SESSION
D-5 - Proposed Gateway Zone in the Downtown Birmingham Overlay District

Ms. Ecker provided background. The owners of the 555 S. Old Woodward building are
interested in renovating the existing building, and adding new residential units along S. Old
Woodward Ave., as well as adding an addition to the south of the existing residential tower for
new retail space and residential units.

The applicant is requesting a Zoning Ordinance amendment to create a new D-5: Downtown
Gateway Over Five Stories zoning classification in the Downtown Birmingham Overlay District.
Over the past several months, the applicant has reviewed several drafts of proposed ordinance
language with City staff.

On May 13, 2015, the Planning Board began discussing the applicant’s proposal to create a new
D-5: Downtown Gateway (Over Five Stories) zoning classification in the Downtown Birmingham
Overlay District.

It was discussed that the building official has now ruled the reason for installing a new curtain
wall on the 555 Woodward Bldg. would be to maintain the building in good condition, and
therefore should be considered maintenance. Accordingly, application to the Board of Zoning
Appeals ("BZA™) would not be necessary.

Board members talked about considering an ordinance to allow Woodward Ave. frontage
parcels up to a certain height between Hazel and Brown. Seven stories would
be permitted as of right and an extra two stories for making two of five concessions.

Mr. Williams stated that everyone knows the 555 Bldg. is the gateway to Birmingham and as far
as he is concerned it needs improvement and the City should work with the owners to achieve
that result. That benefits everybody.

Discussion considered whether the building could be improved without creating a new zoning
classification. Mr. Boyle suggested the board try to give the Woodward Ave. frontage parcels a
designation that relates to Woodward Ave. Ms. Ecker thought that makes a lot of sense. It
relates to more of a holistic view as to what is right for that area - not just one property. Mr.
Share agreed. Start out with proper planning for that set of properties as opposed to fixing the
555 Bldg., and incidentally create a new district to do that.

Ms. Whipple-Boyce observed the board hasn't done anything to help the 555 Bldg. Ms. Ecker
listed some of the key issues that the board has talked about over the last couple of meetings
such as an improved retail frontage; improved street activation; pedestrian focus and
pedestrian scale architecture at the street level on the S. Old Woodward and Woodward Ave.
sides; and connectivity improvements - there is no sidewalk along Woodward Ave.

Mr. Rick Rattner, Attorney for the applicants, noted their building is non-conforming and they
cannot expand it; all they can do is repair and maintain it. No one will provide a loan to re-skin



a non-conforming structure. If they are going to do anything, they have to make it worthwhile
in terms of expansion and improvements. He went on to describe the renovations they are
considering.

Mr. Jack Reinhart spoke to say they have owned the building since 1982. They are looking at
this as a comprehensive redevelopment and he will not do anything on the south end unless
they can go all the way up. He doesn't think it is appropriate to go the BZA as there are too
many exceptions to be considered.

Mr. Williams observed everyone agrees they want to create something that is conforming; not
non-conforming. In his view, there are deficiencies on the Woodward Ave. (east) side. On the
S. Old Woodward (west) side he sees retail too far from the street. On the south side he sees a
blank wall. Therefore, from his standpoint three of the four sides of the building are not very
good and he would like to see them improve. He thinks somehow the board has to craft
something that allows for the development of other parcels on Woodward Ave., but at the same
time allows improvements to these three geographic areas.

Mr. Boyle thought the board probably can't do everything that the applicants would like because
the City Commission may not approve it all. However if some of the proposal is approved and
the project is moved forward, then it will go a long way toward helping the applicants get value
from their property and do what they want to do.

Mr. Williams summed up the discussion by saying the board wants to go the conforming route
and use the SLUP process to do it. Maybe the applicant won't get everything but they can
probably get a substantial achievement through the combination of the new MU classification
plus SLUP exceptions for what they get as of right and what they get as a bonus. Ms. Ecker
noted that is consistent with what the City does in other districts and what has been approved
by the City Commission. This is a methodology gives the Planning Board flexibility. It was the
consensus that staff should work on crafting something to that effect, taking the 555 Bldg.
separately so that it gets through the City Commission.

In response to Mr. Rattner's inquiry, Ms. Ecker explained they can keep their existing height and
renovate to maintain and repair it, but if they want to add more height to the building or bring
the building to the south and go up higher, then they would have to get a SLUP if new
ordinance language is approved.



Planning Board Minutes
September 9, 2015

STUDY SESSION
Creation of D-5 Zone in the Birmingham Overlay District

Ms. Ecker explained that in order to renovate and expand the existing building, the owners of
the 555 S. Old Woodward Building are requesting a Zoning Ordinance amendment to create a
new D-5: Downtown Gateway Over Five Stories zoning classification in the Downtown
Birmingham Overlay District. The building official previously ruled that some changes in the
existing legal non-conforming building may be permitted. The applicant is seeking to rezone
the 555 S. Woodward Ave. properties from the existing D-4 Overlay zoning classification to the
proposed D-5 Overlay zoning classification, which would essentially render the existing building
as a legal, conforming building that could then be renovated and expanded.

At the Planning Board meetings of May 13, June 10, and July 8, 2015 the Planning Board
discussed the ways that the building could be modified and improved as a conforming structure
and not through the use of variance requests. The board indicated they would like to craft a
zoning classification or overlay expansion that allows the 555 Building to be renovated but also
mirrors the development standards in the Triangle District which allows a maximum of nine
stories. Since that time, the applicant has submitted their revised draft of the proposed D-5
zone.

In accordance with the direction of the City Manager, the board can craft specific questions for
the City Attorney and will respond in writing.

Mr. Williams suggested creating a D-5 District for the 555 Building and a D-6 District for other
locations which might be nine stories. That would not isolate one parcel; but rather it would be
a comprehensive approach. Further it would allow the 555 Building to be improved.

Ms. Ecker explained that the applicant has submitted language that has two different sub-
zones. They are proposing a sub-zone north of Bowers and a sub-zone south of Bowers. South
of Bowers (the tall part of the 555 Building) allows 168 ft. and includes the area they want to
expand. That would make the existing residential portion of the 555 Building conforming and
would allow them to expand. The sub-zone north of Bowers and south of Hazel allows nine
stories.

Mr. Share announced he may be okay with making the existing building conforming but not
okay with adding an additional 12 stories to it. However, Mr. Koseck thought it would look odd

to have a five-story addition scabbed onto the front of the tower.

Motion by Mr. Share



Seconded by Mr. Koseck to extend the meeting to 11:10 p.m.
Motion carried, 7-0.

Board members suggested having identification signs on the building facade that fronts
Woodward Ave. and maybe on the south facade. However, Chairman Clein was nervous about
having them on the other facades that look into Downtown and across.

Other aspects of the applicant's submitted language were discussed. The group considered
whether it would be feasible to make this building or any building in this condition 100% legally
conforming. There are many issues, such as lighting, setbacks, height, uses. Mr. Share said
that at some point they approach the problem of spot zoning. Mr. Koseck thought that
enhancements and additions should comply with the ordinance. It was agreed that there need
to be standards, but that there could be exceptions if certain criteria are met.

The board listed items for the City Attorney's response:

@ Does our ordinance create sub-zones with geographic descriptions anywhere else? If
we do this do we need to rezone anyway?

@ What is the appropriate means to provide exemptions to make non-conformities
conforming, other than grandfathering?

@ Look at the language that takes juris from the BZA.

Board members continued to discuss sections of the proposed ordinance language. Consensus
of board members was not to allow drive-through facilities without SLUPS and they must be
internal. A height of 168 ft. might be okay in some instances to make an existing building
conforming, but not necessarily for additions. The board is willing to consider illuminated signs
on Woodward Ave. elevations only, and is not willing to allow exemptions that would eliminate
pedestrian friendly requirements. Board members also agreed that the southern gateway
would be the southern point of the Triangle District.

Motion by Mr. Share
Seconded by Mr. DeWeese to extend the meeting 10 minutes to 11:20 p.m.

Motion carried, 7-0.

Mr. Rick Rattner, attorney for the applicant, said that taking variances and assigning them to
the Planning Board instead of the Board of Zoning Appeals ("BZA") is a very common method
used in PUDs. It is recognized that planning and design control is a lot of what is done in
zoning. When variances go to the BZA they are judging the variance by a different standard
that has nothing to do with design or form based code. It has to do with whether there is
undue hardship or something that necessitates amending the ordinance.



The other thing is he has tried to get the 555 Building in a position where it complies with the
2016 Plan and what Andres Duany said last May. This is an ordinance to put the non-
conforming structures into conformance so they can be improved rather than sit there and
waste away.

Lastly, the ordinance allows opting in or opting out of the D-4 Overlay District. That could
mean something when moving forward to re-do buildings on a form-based code.

Motion by Mr. Williams
Seconded by Mr. Boyle to schedule a public hearing on the consideration of zoning
classification D-5 for Wednesday, October 14.

Board members tended to agree they should feel comfortable prior to putting the new zoning
classification before the public. That would make for a more efficient hearing.

Motion failed, 2-5.

ROLLCALL VOTE

Yeas: Williams, Boyle

Nays: Clein, DeWeese, Koseck, Lazar, Share
Absent: Whipple-Boyce

Chairman Clein wrapped up by saying this matter will be brought back at the next meeting for a
study session with direction from the city manager/city attorney and language from staff.



Joint City Commission / Planning Board Minutes
June 20, 2016

D. Existing commercial non-conforming buildings

Ms. Ecker described the issue as being several properties that are non-conforming with regards
to height, bulk and mass. She provided some history of the buildings in question.

After discussion regarding maintenance and renovations that might be permitted, the number of
variances that would be required, it was agreed that the discussion should be continued at the
Planning Board level, with direction from the Commission.

There were no public comments.



City Commission Minutes
July 25, 2016

Existing Commercial Non-Conforming Buildings

City Planner Ecker explained that if a review of all the buildings in town was done, one would
find something slightly non-conforming on many of the buildings that were built, especially if
they were built prior to the sixty’s when the zoning ordinance came into effect. She noted
specifically buildings such as the Merrillwood Building, Birmingham Place, and the 555 building
in regards to the height and bulk of the buildings. She explained that the discussion at the
workshop was that there should be some regulation in the zoning ordinance that allows for
some maintenance or renovation to those types of buildings when they are already
nonconforming.

The City does have that for residential non-conforming now.

Mayor Hoff questioned whether renovation includes expansion as expansion is another issue.
Ms. Ecker explained that it would be something for the Board to discuss.

Commissioner DeWeese noted that there are two elements — general language about what
anyone could do for non-conformance and language that specifically applied to non-conforming
and tell them what limits they can go to. That will give developers an opportunity to not always
have to get exceptions.

Mayor Pro Tem Nickita commented that this is an issue that the Commission wants to address.
He questioned if the City is looking at identifying a district or a series of buildings throughout
the City. Ms. Ecker explained that this is to establish a procedure where if there was a
nonconforming building in the City and whichever way it is non-conforming, it would give the
owner a way to make changes to modernize that building.

MOTION: Motion by DeWeese, seconded by Bordman:

To review the non-conformance provisions pertaining to commercial buildings to provide
specific requirements, considering a new zoning category or categories, that allow for changes
to non-conforming buildings for the maintenance and renovation of existing buildings consistent
with those permitted for residential buildings and structures.

Jerry Reinhart, representing the 555 Building, suggested this item be moved to the top of the
priority list.

VOTE: Yeas, 7
Nays, None
Absent, None



DRAFT AMENDMENTS TO DOWNTOWN OVERLAY (SEPT 2015)
ORDINANCE NO.

THE CITY OF BIRMINGHAM ORDAINS:

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

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

Article 03 shall be amended as follows:

Section 3.01 Purpose

The purposes of the Downtown Birmingham Overlay District are to:

A.

Encourage and direct development within the boundaries of the Downtown
Birmingham Overlay District and implement the Downtown Birmingham 2016
Plan;

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

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

Ensure that new buildings are compatible with and enhance the historic districts

which reflect the city’s cultural, social, economic, political, and architectural
heritage.

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

Section 3.02 Applicability

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

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



4.

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

Where the usage within an existing building is proposed to be expanded
by more than 50% of the existing size, the new use shall be subject to
the building use standards of the Downtown Birmingham Over- lay District
to the maximum extent practical, as determined by the Planning Board.
Any expansion to an existing building that expands the area of the building
by more than 40% of the existing building area shall subject the entire
building to the requirements of the Downtown Birmingham Overlay District
and shall be brought into compliance with the requirements of the
Downtown Birmingham Overlay District to the maximum extent practical,
as determined by the Planning Board.

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

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

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

D2: Downtown Two or Three Stories
D3: Downtown Three or Four Stories
D4: Downtown Four or Five Stories
D5: Downtown

C: Community Use

P: Parking

Section 3.03 General Standards

A.

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

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

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

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

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



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

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

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

Section 3.04 Specific Standards

A. Building Height, Overlay: The various elements of building height shall be

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

a.
b.

g.

Eave line for sloped roofs shall be no more than 34 feet.

Peak or ridge of any sloped roof shall be no more than 46 feet as measured
to the average grade.

Maximum overall height including the mechanical and other equipment shall be
no more than 56 feet.

A third story is permitted if it is used only for residential.

All buildings in D2 Zone containing a third story should be designed
harmoniously with adjacent structures in terms of mass, scale and
proportion, to the best extent possible.

A third story shall continue in a different plane, beginning at the eave
line, not greater than 45 degrees measured to the horizontal or setback

10 feet from any building facade.

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

2. D3 Zone (three or four stories):

a.
b.

Eave line for sloped roofs shall be no more than 46 feet.

Peak or ridge of any sloped roof shall be no more than 58 feet as measured
to the average grade.

Maximum overall height including the mechanical and other equipment shall
be no more than 68 feet.

A fourth story is permitted if it is used only for residential.

All buildings in D3 Zone containing a fourth story should be designed
harmoniously with adjacent structures in terms of mass, scale and
proportion, to the best extent possible.

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

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

3. D4 Zone (four or five stories):

a.

Eave line shall be no more than 58 feet.
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Peak or ridge of any sloped roof shall be no more than 70 feet as measured
to the average grade.

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

The fifth story is permitted if it is used only for residential.

All buildings containing a fifth story should be designed harmoniously
with adjacent structures in terms of mass, scale and proportion, to the
best extent possible.

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

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

4. D5 Zone (GUSHSISIONIES)

o

® o

—h

The Planning Board has indicated that this is too high for
buildings in this district. Instead, we recommend
allowing buildings up to 9 stories that mirrors the
regulations in the MU7 zone. The Planning Board may
wish to consider allowing additions to existing buildings
provided that there is a threshold or maximum
percentage increase for non-conforming dimensions.

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

o

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

5:6. Stories at sidewalk level shall be a minimum of 10 feet in height from finished

floor_to finished_ceiling, EXGEDEMNISISUPSECHONNISIOANIA)(GYNSHAIINAGT
RothavelStoriesieXiStinaattheISIAEWAIKIEVEN The Planning Board may

reduce this standard for renovations to existing buildings that do not meet this
standard.

The Planning Department understands that this type of renovation would
be exempt to this regulation because it is grandfathered in



6-7.A transition line shall be provided between the first and second stories. The
transition shall be detailed to facilitate an awning, except this subsection
shall not apply to those renovations to existing buildings in a D5 Zone
that do not have a transition line that will facilitate an awning.

#+8The maximum width of all dormers per street elevation on buildings may not
exceed 33% of the width of the roof plane on the street elevation on which
they are located.

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

-Front building facades at the first story shall be located at the frontage
line, except the Planning Board may adjust the required front yard to
the average front setback of any abutting building,

The Planning Department understands that this type of renovation
would be exempt to this regulation because it is grandfathered in

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

Side setbacks shall not be required.

A minimum of 10 foot rear yard setback shall be provided from the midpoint

of the alley, except that the Planning Board may allow this setback to be

reduced or eliminated. In the absence of an alley, the rear setback shall be
equal to that of an adjacent, preexisting building. This subsection

3.04(B)(4) shall not apply to renovations to existing buildings in a

D5 Zone where the rear property line abuts a street and the

placement of the building shall not be relocated by the proposed

renovations.

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

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

-Loading docks and service areas shall be permitted only within rear yards.
Doors for access to interior loading docks and service areas shall not face a
public street.

»w




The loading docks that are currently in on this building would be
accepted as a prior use after the renovations

All buildings shall have their principal pedestrian entrance facing the en—a
frontage line.

C. Building use. Buildings shall accommodate the following range of uses for the
various designations on the Regulating Plan of the Downtown Birmingham
Overlay District:

Uses shall be limited to those allowed in each underlying zoning district,

unless otherwise specifically provided for herein.

The following uses and conditions are prohibited:

a. Automatic food and drink vending machines outdoors;

1.

2.

w

The Planning Board may wish to consider whether drive-in
facilities should be permitted in D5.
c. Outdoor advertising.

Community uses (C).

Those sites designated as parking uses (P) on the Regulating Plan shall be
premises used primarily for parking, except retail frontages shall be
encouraged at the first floor level.

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

BBuildings that have frontage along the required retail frontages, as specified on

the Regulating Plan, shall consist of retail with a minimum depth of 20 feet
from the frontage facade line within the first story. Lobbies for hotels, offices,
and multiple-family dwellings may be considered as part of the required retail
front- age, provided that any such lobby occupies no more than 50% of the
frontage of said building.

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

In any D2 Zone, D3 Zone, or D4 Zone, the first floor shall consist of retail with
a minimum depth of 20 feet from the frontage line where designated on the



Regulating Plan as a retail frontage line in conformance with Section
3.04(C)(5) and Section 3.04(C)(6).

9. Office use is limited to one story, except:

a.

b.

In any D3 Zone or D4 Zone, a two-story building dedicated to office use is
permissible; ard

In a D4 Zone, two stories may be dedicated to office use when the Planning
Board permits a fifth story; and

c. In a D5 Zone, a maximum of 3 stories may be dedicated to office use.

10. Bistros are permitted with a valid Special Land Use Permit with the following
conditions:

a.

b.

o

No direct connect additional bar permit is allowed and the maximum
seating at a bar cannot exceed 10 seats;

Alcohol is served only to seated patrons, except those standing in a defined
bar area;

No dance area is provided;

Only low key entertainment is permitted;

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

-A minimum of 70% glazing must be provided along building facades

facing a street or pedestrian passage between 1 foot and 8 feet in
height.

The D-5 zone will not be exempt from this requirement but a
change to glazing requirements could be made requiring less
glazing

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

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

11. Establishments operating with a liquor license obtained under Chapter 10,
Alcoholic Liquors, Article 11, Division 3, Licenses for Economic Development, are
permitted with a valid Special Land Use Permit only on those parcels on
Woodward Avenue identified on Exhibit 1; Appendix C. areHra-B5Zene-

D. Parking requirements.




1. For all nonresidential uses located within the parking assessment district, parking
on the site shall not be required, provided such site is in full compliance with the
requirements of the parking assessment district.

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

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

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

-Off-street parking contained in the first story shall not be permitted within 20
feet of any building facade on a frontage line or between the building facade
and the frontage line,
only apply to the building facade facing the front property line that is
adjacent to the public street designated as the address of the building.
This amendment would further make the Woodward side of the 555
building inaccessible to pedestrians and would not continue the overall
plan of the gateway

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

Architectural standards. All buildings shall be subject to the following physical

requirements:

1. At least 90% of the exterior finish material on all facades that face a street shall
be limited to the following: glass, brick, cut stone, cast stone, pre-cast or cast
in place concrete, coarsely textured stucco, or wood. Dryvit or E.F.I.S is
prohibited.

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

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

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




F.

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

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

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

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

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

11.
12.

13.

14.

15.

16.

Changes regarding Subsection 3.04(E)(6) are grandfathered in

Changes regarding Subsection 3.04(E)(7) could be permitted above the
first floor only

Cantilevered mansard roofs are prohibited

Balconies, railings, and porch structures shall be metal, wood, - cast in
place or preformed concrete, or stone.

Facades may be supplemented by awnings, which shall be straight sheds
without side flaps, not cubed or curved. Awnings shall be between 8 and 12 feet
above sidewalk grade at the lower drip edge.

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

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

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

Signage Standards. Signage, when provided, shall be as follows:

1.

N

Building Sign Design Plan: For all newly constructed or exterior renovated
buildings, an overall building sign design plan shall be approved by the
appropriate reviewing body.

Design: Signage shall be integrally designed and painted with the storefront.

Address Numbers: Address numbers shall be a maximum of 8 inches in vertical

dimension.

Sign Band:

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

b. Woodward Avenue Address: The external sign band or zone shall be a
maximum of 2 feet in vertical dimension by any horizontal dimension. The
sign band or zone may contain multiple individual signs, but all must refer to



5. Building Identification:

a tenant of the building whose principal square footage is on the first floor.

The sign band could be grandfathered in.

Lowercase letters with ascenders and descenders that extend beyond the

limits of the sign height by a maximum of 50% will not be calculated into

total sign area.

Each business whose principal square footage is on the first story, may have

one sign per entry. Except in a D5 Zone where an existing building has

retail below grade level, each business whose principal square footage

is on either a below grade level or the first floor may have one sign per

entry.

Where the Historic District Commission, Design Review Board or Planning

Board has determined that a horizontal sign band is not architecturally

feasible based on building design, an alternative design will be considered,

provided the following conditions are met:

i. The sign must fit within the total sign area allowed for the business;

ii. The sign must be compatible with the building’s street design and will
enhance the streetscape.

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

The Planning Department feels that four signs would be excessive
signage. But a provision could be made to allow illuminated signage
on the south end of the zone

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

i. The building must be located on Woodward;

ii. Atenant name must have legal naming rights to the building;

iii. The sign must located on the top floor; and

iv. Only one Building Identification sign may be located on the principal

building frontage.

6. Tenant Directory Sign: A directory sign may be comprised of individual
nameplates no larger than one square foot each, or a changeable copy board
for characters not exceeding one inch in height.



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

a. These signs shall be attached to a building perpendicular to the

b.

facade, and extend up to 4 feet from the facade.

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

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

8. Glass: The storefront glass may be stenciled with signage not to exceed 1.5
feet in vertical dimension and 4 feet in horizontal dimension.
9. First Floor Awning: The valance shall not be more than 9 inches in height.

The valance of an awning may be stenciled with signage totaling no more
than 33% of the valance area.

10. Lighting:
a. General: External signs shall not be internally illuminated, but may be
back lit or externally lit.
b. Woodward Avenue Address: External signs may be internally
illuminated.
ORDAINED this day of , 2015 to become effective 7 days after publication.

Stuart Lee Sherman, Mayor

Laura Pierce, City Clerk



APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE
Birmingham, Michigan

TO THE CITY COMMISSION:

The undersigned hereby makes application to the City Commission to:

1 Zoning Map Change:
the Downtown Overlay Zoning District Map as follows: create a new
Change premtizandesteitietha® Downtown Overlay Zoning District designated as "D-5
Gateway District".

No. Street

Legal Description
from its present zoning

classification of to

A sealed land survey showing location, size of lot and placement of building (if any) on
the lot to scale must be attached.

Statements and reason for request or other data have a direct bearing on the request. See proposed

Dowvntown Overlay Zoning District Text for the "Downtown Overlay Gateway

3 bag: District D-5", and the existing Zoning Map showing
existing Dovmtown Overlay Districts, attached.

No. Street

Legal Description
from its present zoning

classification of to

A sealed land survey showing location, size of lot and placement of building (if any) on
the lot to scale must be attached,

Statements and reasons for request or other data have a djrect bearing on the request.

Signature of Applicant:

Print Name:_John J. R art, Mamdger Tartan Management, Ltd., Managing Member of
555 Residential, LLC
Name of Owner;_ 555 Residential, LLC

Address and Telephone Number;_555 South 0ld Woodward, Suite 610
Birmingham, MI 48009
(248) 645-1191




PROPOSED DRAFT — SUBJECT TO FURTHER
COMMENTS AND REVISIONS

Downtown Birmingham Overlay District

3.01 Purpose
The purposes of the Downtown Birmingham Overlay District are to:

A. Encourage and direct development within the boundaries of the Downtown
Birmingham Overlay District and implement the Downtown Birmingham 2016
Plan;

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

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

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

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

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

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

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

2. Where the usage within an existing building is proposed to be expanded by
more than 50% of the existing size, the new use shall be subject to the
building use standards of the Downtown Birmingham Overlay District to the
maximum extent practical, as determined by the Planning Board.
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3. Any expansion to an existing building that expands the area of the building by

more than 40% of the existing building area shall subject the entire building to
the requirements of the Downtown Birmingham Overlay District and shall be
brought into compliance with the requirements of the Downtown Birmingham

Overlay District to the maximum extent practical, as determined by the
Planning Board.

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

C. Development applications within the Downtown Birmingham Overlay District shall

be required to follow the Site Plan Review and Design Review standards
contained in Article 7.

D. A Downtown Birmingham Overlay District Regulating Plan has been adopted that

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

D2: Downtown Two or Three Stories

D3: Downtown Three or Four Stories

D4. Downtown Four or Five Stories

D5: Downtown Gateway Over Five Stories

C: Community Use

P: Parking

3.03 General Standards

A

962442.2

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

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

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

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

The provisions of the building and building regulations Chapter 22 of the
Birmingham City Code and the historic preservation regulations in Chapter 62 of
the Birmingham City Code, when in conflict with the Downtown Birmingham
Overlay District, shall take precedence.



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

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

3.04 Specific Standards
A. Building Height, Overlay: The various elements of building height shall be
determined as follows for the various zones designated on the Regulating Plan:

1. D2 Zone (two or three stories):

a. Eave line for sloped roofs shall be no more than 34 feet.

b. Peak or ridge of any sloped roof shall be no more than 46 feet as measured
to the average grade.

c. Maximum overall height including the mechanical and other equipment shalil
be no more than 56 feet.

d. A third story is permitted if it is used only for residential.

e. All buildings in D2 Zone containing a third story should be designed
harmoniously with adjacent structures in terms of mass, scale and
proportion, to the best extent possible.

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

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

or 20 feet.
2. D3 Zone (three or four stories):

a. Eave line for sloped roofs shall be no more than 46 feet.

b. Peak or ridge of any sloped roof shall be no more than 58 feet as
measured to the average grade.

c. Maximum overall height including the mechanical and other equipment
shall be no more than 68 feet.

d. A fourth story is permitted if it is used only for residential.

e. All buildings in D3 Zone containing a fourth story should be designed
harmoniously with adjacent structures in terms of mass, scale and
proportion, to the best exient possible.

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

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

3. D4 Zone (four or five stories):

a. Eave line shall be no more than 58 feet.

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

c. Maximum overall height including mechanical and other equipment shall be

3
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no more than 80 feet.

d. The fifth story is permitted if it is used only for residential.

e. All buildings containing a fifth story should be designed harmoniously with
adjacent structures in terms of mass, scale and proportion, to the best
extent possible.

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

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

D5 Zone (over five storles)

a. Eve line or roof height of any flat roof building shall be no more than
168 feet as measured to the average grade.

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

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

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

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

Board.
§6. Stories at sidewalk level shall be a minimum of 10 feet in height from finished
floor to finished ceiling-, except this subsection shall not apply to those
renovations to existing buildings in the D5 Zone that do not have stories
existing at the sidewalk level.

The Planning Board may reduce this standard for renovations to existing

buildings that do not meet this standard.

67. A transition line shall be provided between the first and second stories. The

transition shall be detailed to facilitate an awning, except this subsection shall

not apply to those renovations to existing buildings in the D5 Zone that do
not have a transition line that will facilitate an awning.

+8. The maximum width of all dormers per street elevation on buildings may not

exceed 33% of the width of the roof plane on the street elevation on which
they are located.

B. Building placement. Buildings and their elements shall be placed on lots as follows:
1. Front building facades at the first story shall be located at the frontage line,
except the Planning Board may adjust the required front yard to the average
front setback of any abuiting building, except this subsection shall not
apply to renovations to any existing building in the D5 Zone where the
placement of the building shall not be relocated by the proposed
renovations.
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2. In the absence of a building facade, a screenwall shall be built along the
frontage line and aligned with the adjacent building facade. Screenwalis shall
be between 2.5 and 3.5 feet in height and made of brick, stone or other
masonry material matching the building. Upon approval by the Planning Board,
screenwalls may be a continuous, maintained evergreen hedge or metal
fencing. Screenwalls may have openings a maximum of 25 feet to allow
vehicular and pedestrian access.

3. Side sethacks shall not be required.

4. A minimum of 10 foot rear yard setback shall be provided from the midpoint of
the alley, except that the Planning Board may aliow this setback to be reduced
or eliminated. In the absence of an alley, the rear setback shall be equal to
that of an adjacent, preexisting building. This Section 3.04 (B){4) shall not

apply to the D5 Zone where the rear property line abuts a street.

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

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

7. Loading docks and service areas shall be permitted only within rear yards.
Doors for access to interior loading docks and service areas shall not face a
public street. Except where a building faces more than one public street,

loading docks, service areas and access doors shall not face the front

property line that faces the public street designated as the address of the
building.

8. All buildings shall have their principal pedestrian entrance FACING THE era

frontage line.

C. Building use. Buildings shall accommodate the following range of uses for the
various designations on the Regulating Plan of the Downtown Birmingham Overlay
District:

062442.2

1. Uses shall be limited to those allowed in each underlying zoning district,
unless otherwise specifically provided for herein.

2. The following uses and conditions are prohibited:

a. Automatic food and drink vending machines outdoors;

b. Drive-in facilities or any commercial use that encourages patrons to remain
in their automobiles while receiving goods or services; except for the D5

Zone where drive-in banks are permitted on the Woodward Avenue

frontage;

c. Outdoor advertising.

3. Community uses (C).

4. Those sites designated as parking uses (P) on the Regulating Plan shall be
premises used primarily for parking, except retail frontages shall be
encouraged at the first floor level.

5. Those sites designated D2 Zone, D3 Zone, e~D4 Zone, OR D5 ZONE on the

Regulating Plan may be used for any commercial, office or residential use as

5
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allowed in the underlying zoning district. Upper story uses may be commercial,

office or

residential, provided that no commercial or office use shall be located on a

story above a residential use.

6. Buildings that have frontage along the required retail frontages, as specified on

the Regulating Plan, shall consist of retail with a minimum depth of 20 feet

from the front fagade line within the first story. Lobbies for hotels, offices, and

multiple-family dwellings may be considered as part of

__the required retail

—frontage, provided that any such lobby occupies no more than 50% of the

— frontage of said building. Except those existing buildings in the D5 Zone

where retail does not exist at the front facade line.

7. Retail, office or residential uses are required to have minimum depth of 20 feet
from the frontage line on all stories. The remaining depth may be used for off
street parking. Parking access on a frontage line shall be an opening a maximum

of 25 feet wide. Openings for parking garage

access shall repeat the same rhythm and proportion as the rest of the building

to maintain a consistent streetscape.

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

9. Office use is limited to one story, except:

a. In any D3 Zone or D4 Zone, a two-story building dedicated to office use is
permissible; and

b. In a D4 Zone, two stories may be dedicated to office use when the
Planning Board permits a fifth story-; AND

C. in the D5 Zone, a maximum of 3 stories may be dedicated to office

use.

10. Bistros are permitted with a valid Special Land Use Permit with the following
conditions:

a. No direct connect additional bar permit is allowed and the maximum
seating at a bar cannot exceed 10 seats;
b. Alcohol is served only to seated patrons, except those standing in a
defined bar area;
c. No dance area is provided;
d. Only low key entertainment is permitted;
e. Bistros must have tables located in the storefront space lining any street, or
pedestrian passage;
f. A minimum of 70% glazing must be provided along building facades facing
a street or pedestrian passage between 1 foot and 8 feet in height;. Except
in the D5 Zone, this subsection 3.04(C)(10){f) shall apply only to the
building fagade facing the front property line for the building, and the 1 foot
and 8 foot in height regulation shall not apply to other facades of the
building that are not facing the front property line that is adjacent to the
public street designated as the address of the building.
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g. All bistro owners must execute a contract with the City outlining the details
of the operation of the bistro; and

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

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

ZONE.

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

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

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

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

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

5. Off-street parking contained in the first story shall not be permitted within 20 feet
of any building fagade on a frontage line or between the building facade and the
frontage line, except in the D5 Zone this section 3.04(D)(5) shall only apply to

the building fagade facing the front property line that is adjacent to the public
street designated as the address of the building.

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

E. Architectural standards. All buildings shall be subject to the following physical
requirements:
1. At least 90% of the exterior finish material on all facades that face a street shall be
limited to the following: glass, brick, cut stone, cast stone, pre-cast or cast in
place concrete, coarsely textured stucco, or wood. Dryvit or E.F.1.S is prohibited.
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2. The primary colors of building exteriors shall be compatible with the colors of

adjacent buildings and in character with the surrounding area WITHIN THE SAME
ZONE, although the trim may be of a contrasting color.

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

4. Storefronts shall be directly accessible from public sidewalks. Fach storefront
must have transparent areas, equal to A MINIMUM OF 70% of its portion of the

__facade, between

—one and eight feet from the ground. The wood or metal armature

_(structural

—elements to support canopies or signage) of such storefronts shall be

__painted,

— bronze, or powder-coated.

5. Storefronts shall have mullion systems, with doorways and

__signage integrally

—designed. Mullion systems shall be painted, powder-coated, or

__stained.

6. The glazed area of a facade above the first floor shall not

__exceed 35% of the total

— area, with each fagade being calculated independently.

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

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

9. Sliding doors and sliding windows are prohibited along frontage lines, except for

residential uses in the D5 Zone above street level.

10. (Reservedforfutureuse:) Notwithstanding any regulations set forth in the
foregoing subsections, subsections 3.04(E)(3), (5), (6) and (7}, in their entirety, do
not apply to the existing buildings in the D5 Zone.

11. Cantilevered mansard roofs are prohibited.

12. Balconies, railings, and porch structures shall be metal, wood, GLASS, cast IN
PLACE OR PREFORMED concrete, or stone.

13. Facades may be supplemented by awnings, which shall be straight sheds
without side flaps, not cubed or curved. Awnings shall be between 8 and 12 feet
above sidewalk grade at the lower drip edge.

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

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

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

8
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set forth in Section 4.16, Section 4.18, and Section 4.53.

F. Signage Standards. Signage, when provided, shall be as follows:

1.

2.

Building Sign Design Plan: For all newly constructed or exterior renovated
buildings, an overall building sign design plan shall be approved by the
appropriate reviewing body.

Design: Signage shall be integrally designed and painted with the storefront.

3. Address Numbers: Address numbers shall be a maximum of 8 inches in vertical

4.

5.

062442.2

dimension.
Sign Band:

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

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

level, the sign ban shall exist either between the below grade level or

garden level, and the next story above the garden level, and/or above the
first story that is above grade.

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

d. Each business whose principal square footage is on the first story, may have
one sign per entry. Except in the D5 Zone, each business whose principal

square footage is on either the lower level or the first floor may have one

sign per entry.

e. Where the Historic District Commission, Design Review Board or Planning
Board has determined that a horizontal sign band is not architecturally feasible
based on building design, an alternative design will be considered, provided
the following conditions are met:

i. The sign must fit within the total sign area allowed for the business;
ii. The sign must be compatible with the building's street design and will
enhance the streetscape.
iii. The sign adheres to the goals of the 20116 Plan.
Building Identification:

a. In the D5 Zone, lighted building identification signs may be placed on all

sides of the building. The following sections 3.04 (F)(5)(c), (d) and (e) do

not apply to the buildings in the D5 Zone.

b. Signage identifying the entire structure by a building name may be permitted
on the sign band.

be. One sign will be allowed on the principal building frontage.

ed. Two identical signs will be allowed on each elevation of a corner building.

de. Non-illuminated signs identifying the entire structure by a building name may
be permitted above the first floor provided the following conditions apply:
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6.

i. The building must be located on Woodward;

ii. A tenant name must have legal naming rights to the building;

iii. The sign must located on the top floor; and

iv. Only one Building Identification sign may be located on the principal

_building frontage.

Tenant Directory Sign: A directory sign may be comprised of individual
nameplates no larger than one square foot each, or a changeable copy board for
characters not exceeding one inch in height.

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

following requirements:

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

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

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

. Glass: The storefront glass may be stenciled with signage not to exceed 1.5 feet

in vertical dimension and 4 feet in horizontal dimension.

. First Floor Awning: The valance shall not be more than 9 inches in height. The

valance of an awning may be stenciled with signage totaling no more than 33% of
the valance area.

10. Lighting:

9624422

a. General: External signs shall not be internally illuminated, but may be back lit
or externally lit.
b. Woodward Avenue Address: External signs may be internally illuminated.
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Beler Howlett oy 3 Cunnen

teurrier@bhlaw.us.com
Y8 AN || COUNSELQORS Telephone (248) 645-9400
Fax (248) 645-9344

September 30, 2015

Ms. Jana Ecker

Planning Department

City of Birmingham

151 Martin Street, P.O. Box 3001
Birmingham, M1 48012-3001

Re:  September 23, 2015 Planning Board Question Regarding Proposed D-5 Zone
In Downtown Overlay

Dear Ms. Ecker:

I am in receipt of your email dated September 23, 2015 which contained the Planning
Board meeting questions from September 9, 2015. Those questions and the answers are as
follows:

1. Does our Zoning Ordinance create sub-zones with geographic descriptions in the
ordinance language anywhere else (ie. area north of Bowers, area south of Bowers in proposed
draft)? If we do this do we need to rezone those properties anyway?

ANSWER: The Birmingham Zoning Ordinance does create sub-zones with respect to
the zoning map. In fact, the Downtown Overlay has four sub-zones. However, it does not
create the sub-zones in the language or text of the Zoning Ordinance. Nevertheless, the
creation of sub-zones by use of the map is just as effective. When the ordinance language
creates a zone by geographic description, the map should also be amended so they are
consistent.

2. What is/are the appropriate means to provide exemptions to make non-
conformities conforming, other than grandfathering?

ANSWER: When a property becomes legal non-conforming due to a Zoning Ordinance
change, it stays as such until the zoning is changed which it brings back into
conformance, or the property itself is brought into conformance with the existing Zoning
Ordinance. Grandfathering non-conforming property only categorizes that it is a legal
non-conforming use. Grandfathering does not make it conforming.

The only way to make a non-conforming property conforming is to amend the ordinance
to eliminate the non-conformities.

3. Look at the language (in the draft ordinance proposed) that takes juris from the
BZA.

A Professional Corporation Established in 1903 200 East Long Lake Rd., Suite 110, Bloo I'I'||1i.||.1 Hills, MI 48 "-'i"l 2328
T {248) 645-9400 F (248) 645-9344

v\.“\l|'l|'|||-.-. [TERT ]



Beler Howlett

Ms. Jana Ecker
September 30, 2015

Page 2

TICljc

ANSWER: A waiver is not a variance. We have other ordinances that contain waiver
provisions such as the Subdivision Ordinance (102-4). Waivers are used in ordinances as
part of the planning process where it is identified that certain requirements may cause
unnecessary difficulties or in the case of the proposed ordinance, “impose unreasonable
burdens” based on certain conditions that may exist. This does not take jurisdiction from
the BZA on other matters not related to the waiver.

I hope the foregoing is helpful.

If you have any questions, please do not hesitate to contact me.
Very truly yours,
BEIER HOWLETT, P.C.

Timothy J. Currier
Birmingham City Attorney



Since 1973
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Williams Williams Rattner & Plunkett, P.C.
Attorneys and Counselors

380 North Old Woodward Avenue

Suite 300

Birmingham, Michigan 48009

Tel:(248) 642-0333
Fax:(248) 642-0856

) Richard D. Rattner
September 9, 2016 rdr@wwrplaw.com

Planning Board

City of Birmingham

151 Martin Street
Birmingham, MI 48009

Re:  Proposal to accommodate properties with existing buildings in the Downtown
Birmingham Overlay District higher than five stories and provide that the existing
structure height is in conformance with the Downtown Birmingham Overlay
District Ordinances

Dear Members of the Planning Board:

The property owner of 555 South Old Woodward (“Property Owner”) makes a very
simple request to amend the Downtown Birmingham Overlay District to provide that the
property owned by this Property Owner (“Property™) be permitted to accommodate a building at
the existing height of the 555 structures as they exist today.

This Property Owner has been petitioning the City, in one form or another, for over three
years to make significant improvements to the Property. But because the buildings are over five
stories, they are nonconforming structures and can only be repaired and maintained. This
nonconforming status is a real injustice to the Owner of this building. This unfair condition can
be remedied by simply amending the ordinance to recognize the existing height limitations for
buildings on this Property in the Downtown Birmingham Overlay District not exceed current
building height. The same problem exists for any other building in the Downtown Birmingham
Overlay District that exists at a height of over five stories.

The history of how this injustice occurred, and how this building and others were in
effect “de-zoned” is fully explained in the attached letter, dated June 16, 2016, which was sent to
the City Commission to be discussed at the workshop session of the City Commission and
Planning Board which took place on June 20, 2016. The comments at the workshop session
recognized the injustice and, after reading the attached letter, it was the consensus of the group
that this is a situation that should be corrected.

This Property Owner implores the Planning Board to make a simple change to the zoning

ordinance so that the height of the 555 buildings be deemed to be in conformance with the
zoning ordinance for the Property owned by this Property Owner.
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After the several years of attempts to amend the Downtown Birmingham Overlay District
to treat fairly and justly existing heights of buildings, the time to act is now. If no action is taken
at this time in an effective and expeditious manner, this major structure and others in the
Downtown Birmingham Overlay District are doomed to a nonconforming status which
materially limits the possibility of significant improvement to the buildings and the Property.
This improvement is not just limited to design, planning and theoretical form-based code
architectural nuances, but structurally, without any change in the ordinance constitutes a
detriment to the health safety and welfare of this community. A review of the letter of June 16,
2016, attached hereto, and the exhibits attached to that letter clearly traces the history of this
zoning injustice for your review.

The Property Owner of 555 proposes that the Planning Board at this study session move
forward as quickly as possible to make a simple amendment to the ordinance so that the height of

the structures on the Property be deemed a conforming height in the Downtown Birmingham
Overlay District.

Respectfully submitted,

WILLIAMS, WILLIAMS, RATTNER & PLUNKETT, P.C.

/ %/f‘%’/ )pﬂ%’—\

Richard D. Rattner
Attorney for Property Owner

RDR/cme
Enclosures
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Williams Williams Rattner & Plunkett, P.C.
Attorneys and Counselors

JUN ] 6 20]6 380 North Old Woodward Avenue
Suite 300
Birmingham, Michigan 48009
CITY CLERK'S OFFICE Tel: (248) 642-0333
CITY OF BIRMINGHAM Fax:(248)642-0856
‘ Richard D. Rattner
June 1 5, 2016 rdr@wwrplaw.com
City of Birmingham
City Commission
151 Martin St.

Birmingham, MI 48009

Re:  Proposal for new D5 Downtown Birmingham Overlay District Zone
Dear Members of the City Commission:

Please accept this letter from the property owner (“Property Owner”) of 555 South Old
Woodward (“Property™) as a letter in support of efforts to create a new D5 Overlay Zone in the

Downtown Birmingham Overlay District.

Executive Summary

The office and residential buildings located on the Property (collectively, the “555
Building”) and other buildings of over five stories in the Downtown Overlay District are legal
nonconforming structures. This nonconformity is due to the fact that the City of Birmingham
Zoning Ordinance (“Zoning Ordinance™) in effect when these taller buildings were constructed
was amended to limit the height of all new structures. The 555 Building was constructed in the
early 1970’s, and this amendment was enacted shortly after the construction of the 555 Building.
Today, the maximum building height allowed in the City is 5 stories. The 555 Building is 15
stories. Other buildings in the downtown area are taller than 5 stories. Because of this legal
nonconforming status, the property owners of some of the City’s most prominent buildings are
prohibited from renovating, remodeling, expanding or otherwise improving their property.
Rather, these owners are limited to maintenance and repair projects. Simply stated, these
important structures do not fit into any zoning district, and have effectively been “de-zoned.”
This “de-zoning” is not reasonable, is unfair to the property owner and causes detriment to the
health, safety and welfare of the community in general.

Specifically, the 555 Building is the tallest building in the City and is prominently located
at, and the symbol of, the southern gateway to downtown Birmingham. Any such property in
this City should be subject to a reasonable Zoning Ordinance that permits appropriate
improvements to be made to the existing structure as a “permitted” structure rather than as a
“nonconforming” structure.
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The introduction of a new D5 Overlay District that permits a building height consistent
with the existing structures in the City, and that otherwise amends the Zoning Ordinance to
accommodate the reasonable requirements of taller structures, can remedy the unreasonable and
unrealistic conditions caused by the current Zoning Ordinance.

Zoning History/Context

A review of the history surrounding the time at which the 555 Building was conceived
and constructed is instructive. After a review of the minutes of the City Commission over a four-
year period starting in 1969, it is clear that the City of Birmingham was considering a change of
ordinances for development of the downtown area. It should also be noted that this period of
time is before the modern 2016 Plan was created in the 1990s. However, in 1972 the Zoning
Ordinance was amended to allow a maximum height of 144 feet, and the 555 Building was
constructed in compliance with that Ordinance. (See Exhibit A attached) Unfortunately, after
the 1972 amendment, the Zoning Ordinance was amended to reverse course and reduce the
maximum height allowable in the downtown. In 1977 the Zoning Ordinance was amended to
lower the maximum height to 90 feet. (See Exhibit B attached) In 1986 the maximum height
was further amended to 60 feet. (See Exhibit C attached) These last two amendments were
passed without regard to, and in spite of the existence of significant tall buildings in the City.
These amendments ignored the obvious problems that the nonconforming category created for
the property owners of existing developments. In fact, these lower maximum height
amendments created, and continue to create, such a myriad of encumbrances for the property
owners, that it can fairly be said they not only “down zoned”, but actually “de-zoned” properties
such as the 555 Building.

Unfortunately, this unfair situation continues to inhibit any reasonable development of
these taller structures. This problem, inherited from these prior Ordinance amendments, has not
yet been remedied. Property owners of taller structures are still not allowed a fair and reasonable
opportunity to improve their respective properties as a permitted structure under a modern
Zoning Ordinance. By contrast, other property owners in the City and the Downtown
Birmingham Overlay District have benefitted by the addition of the implementation of modern
urban planning principals of the 2016 Plan. It is the goal of the Property Owner of the 555
Building to be treated the same as other property owners in the City, and be afforded the same
rights and privileges as those property owners. The solution to this problem is to amend the
Zoning Ordinance to include a the proposed D5 Overlay Zone, which accommodates buildings
like the 555 Building, and recognizes these structures as “permitted” structures, not as legal
nonconforming structures.

Below is an outline of the minutes from prior City Commission Meetings containing
summaries of matter discussed and voted upon relative to the amendment to the B-3 Ordinance

1060687-4
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allowing the 144 foot maximum height.

Date

Action

1.

10.

11.

12.

3/31/1969

7/28/1969

8/11/1969

8/25/1969
9/15/1969

11/10/1969

11/24/1969

1/12/1970

3/9/1970

4/13/1970

4/20/1970

7/6/1970

1060687-4

City Commission instituted moratorium on issuance of building permits in
the B-2 and B-3 Zoning Districts

City Attorney recommended clarification of City Commission’s intent
regarding the building permit moratorium

Planning Board delivered report to City Commission which proposed the B-
1A Office Residential Zoning District

Public hearing re proposed B-1A Zoning District

City Commission conducted adjourned public hearing regarding proposed
B-1A Zoning District. City Commission voted to reject amendment to
Zoning Ordinance creating new Zoning District

Joint report received from City Manager and Planning Director re proposed
change in Zoning Ordinance pertaining to business classifications and eight
requirements

City Commission received preliminary drafts of 2 proposed amendments to
Zoning Ordinance from Legal Advisor

City Commission conducted public hearing on 2 proposed amendments.
Significant opposition was provided to City Commission in correspondence
and in person

An additional report was received by the City Commission from the City
Manager and the Planning Director regarding the amendments to the Zoning
Ordinance

City Commission conducted an adjourned public hearing regarding the
proposed amendments

City Commission conducted a further adjourned public hearing regarding the
proposed amendments. The City Commission voted to amend the Zoning
Map and to lift the building permit moratorium. The substantive
amendments were rejected by the City Commission

The Planning Director reported to the City Commission that the Planning
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13.  9/28/1970
14.  10/19/1970
15.  11/2/1970
16.  7/26/1971
17. 3/13/1972
18.  4/24/1972
19.  6/5/1972

W|WI|R |P

Board completed its study on a new B-3 Zoning District

The City Commission received a report from the City Manager and Planning
Director regarding a new proposed B-3 Office-Residential Zoning
classification. This new proposed classification would apply to the Ann
Street Area, between Brown and Lincoln and between Hunter and
Woodward.

City Commission conducted public hearings on proposed B-3 Zoning
Classification and amendment of Zoning Map. City Commission voted to
reject both. City Commission again voted to lift the moratorium.

The City Commission received another report from the City Manager and
the Planning Director containing a revised proposal for creating a B-3
Office-Residential Zoning District Classification.

The City Commission received a report from the City Manager and Planning
Director advising that the Planning Board has taken action to place the South
Woodward — Ann Street are on high priority for study.

City Commission considered written correspondence from Fischer Buick
regarding property bounded by Woodward, Hunter, Hazel and Haynes.
Such property was being developed by Jerome Rogers.

City Commission received a report from the City Manager and the Planning
Director regarding a proposed B-3 Office Residential ordinance.

City Commission conducted a public hearing on the proposed amendment
created a new B-3 Office Residential Zoning District. During the hearing,
Mayor Page referred to the proposed amendment and prospect of developing
the South Woodward area as “...upgrading the usage of the land...” The
City Commission passed the amendment by a 4-3 vote.

%ok ok

The City Commission voted to rezone Assessor’s Plat No. 13, Lots 1 - 17 in
the new B-3 Zoning District. This includes the “...southerly portion of the
blocks bounded by Brown, Hunter, Haynes and Woodward...”

The then-owner and developer of the Property commenced construction of what would
become the 555 Building. The construction would take a few years to complete.

Eventually, as referenced above, the B-3 Office-Residential Zoning District Ordinance
was amended to today’s standards, that is, among other things, to reduce the maximum allowable
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height to 60 feet, as follows:

* 5 stories (multiple-family)

* 60 feet (ground floor commercial with four stories of residential above)

* 5 stories (ground floor commercial with four stories of multiple-family above)
* 40 feet (buildings without multiple-family)

* 3 stories (buildings without multiple-family)

Even more recently, the City Commission amended the Zoning Ordinance to conform to

the 1996 Downtown Birmingham 2016 Plan (the “2016 Plan™). This significant amendment
included the creation of the Downtown Birmingham Overlay District and the D-1, D-2, D-3 and
D-4 Zones. The Subject Property is located in the D-4 Zone.

Section 3.02 of the Zoning Ordinance contains all of the regulations for development in

the Downtown Birmingham Overlay District. If the 555 Building were to be built today,
assuming no variances were obtained, and the regulations for the D-4 Zone were strictly
observed, the building would be subject to the following height requirements:

a. Eave line shall be no more than 58 feet.

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

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

d. The fifth story is permitted if it is used only for residential.

e. All buildings containing a fifth story should be designed harmoniously with adjacent
structures in terms of mass, scale and proportion, to the best extent possible.

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

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

In summary, the Zoning Ordinance does not allow for the construction of the 555 Building
today, and worse, it abandons the 555 Building and other taller buildings to a category of legal
nonconforming structures.
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The Birmingham of 2016

Multi-story buildings are, and will continue to be, part of the City. In order to have an
orderly, beautiful, well-preserved city, these buildings must be in a proper zone so they can be
improved, remodeled and updated as contemplated by the 2016 Plan. These buildings cannot
survive with the type of artificial restrictions that unreasonably prohibit development and limit
physical work to a “maintenance and repair” standard.

The proposed D-5 Zone, generally, would allow the current heights of the buildings that
will be part of the zone and provide for other changes so that the Zoning Ordinance mirrors the
existing facts of development in the City. The Property Owner simply wants to update the iconic
555 Building, the southern gateway to the City, so that it portrays the image of the City of
Birmingham.

: The changes that the Property Owner plans for the Property are also necessary to bring
the 555 Building into compliance with the Downtown 2016 Plan. Other than the most basic of
repairs and maintenance, under the current Ordinance and due to the legal nonconforming status

of the 555 Building, the Property Owner is unable to do anything to the 555 Building without
applying for and navigating through the variance process. This circumstance is not one that can
be cured by the granting of variances. The variance procedure is not a substitute for a badly
needed revision to the Zoning Ordinance. In this case, an orderly, fair and reasonable
development demands that the Zoning Ordinance be amended and updated to include the 555
Building and other taller structures in the City.

The Property Owner has worked extensively and very closely with the Panning Board,
Design Review Board, Building Official and the Planning Department with respect to the
proposed D-5 amendment. A number of Study Sessions have been conducted by the Planning
Board. The amendment itself as proposed by Property Owner consists of a modest number of
text changes.

Conclusion

It is time for the Zoning ordinance to be changed to allow the Property Owner of the 555
Building and other taller buildings in the City, to bring these structures into conformance with
the 2016 Plan and to provide the City of Birmingham with the gateway it deserves. When
Andres Duany came to the City in 2014, he leveled his ever-present enthusiasm at the 555
Building. During his comments, Mr. Duany said, “[The 555 Building] is a special building that
requires special treatment and it could become incredibly exciting and really cool.” (Emphasis
added)
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Property Owner respectfully requests that the City Commission adopt an amendment to
the Zoning Ordinance creating the D-5 Zone as discussed in this letter.

Very truly yours,

WILLIAMS, WILLIAMS, RATTNER & PLUNKETT, P.C.

Cthan L)

Richard D. Rattner
RDR/eme

1060687-4












A Walkable Community

QC&MW MEMORANDUM

Building Division

DATE: July 1, 2013

TO: Zoning Board of Appeals

FROM: Bruce R. Johnson, Building Official
SUBJECT: 555 S. Old Woodward Renovation

This report is to inform the Board of Zoning Appeals of a proposed renovation to the exterior of
the existing building complex located at 555 S. Old Woodward. The buildings at this property
are legal nonconforming in regards to building height. In response to concerns expressed by
the City Commission, Planning Board, and residents of poor visual appearance of the exterior of
the buildings, the owners have decided to renovate the exteriors of the buildings. The
paragraphs below will discuss the proposed renovation and the attached renderings will visually
detail the project. I am seeking confirmation from the Board of Zoning Appeals that the
proposed renovation will be considered maintenance not an enlargement.

The existing complex consists of two buildings. The building located on the north side of the
property is used for commercial purposes and the building to the South for residential. The
commercial building is 7 stories and 77.5 feet tall. The residential building is 15 stories and
141.83 feet in height. If the property were developed utilizing the provisions of the today’s
ordinance, the provisions of the D4 Overlay District would be applicable. The maximum height
for the commercial building would be 4 stories and 58 feet to the surface of the flat roof. The
residential building could have 5 stories and 58 feet to the surface of its flat roof. Accordingly,
the upper 19.5 feet of the commercial building and the upper 83.83 feet of the residential
building are legal nonconforming. Other than their height, both buildings conform to all other
ordinance requirements.

Article 06 of the Zoning Ordinance regulates nonconforming buildings. In accordance with
Section 6.02, nonconforming buildings are allowed to continue as long as they are maintained
in good condition. A previously mentioned, the City has been encouraging the owners of the
subject property to maintain their buildings and improve their overall appearance. The owners
hired the design firm of Smith Group JJR to develop plans to renovate the exterior of both
buildings.

The attached renderings and plan sections were recently presented to me by Brooke Smith of
Smith Group JJR. During this meeting it was explained to me that the design concept is to
install a new curtain wall system in front of the existing one. The new system will eliminate air
and water infiltration the building has been plagued with from the beginning, will bring it into
compliance with today’s wind load requirements, and will dramatically improve the buildings
appearance as suggested by the City. Installing the new curtain wall first will allow the
residents/occupants to remain in place during construction. The new system is designed to
1



properly transfer wind loads through girder beams into the buildings columns. The new system
with its contrasting colors adds depth to the fagade improving the buildings appearance. Once
the new curtain wall is installed, the existing windows will be removed from within each unit
and then the opening will be finished and trimmed back to the new curtain wall assembly
creating a window box.

The depth of the new window box measured from the existing windows to the new glazing is 16
inches. The depth of the new curtain wall measured from the existing one varies from 16 inches
to 20 inches where new brick veneer is utilized. While the new curtain wall system will be
installed on the building, it will not increase the usable space within the building itself. In other
words, the existing occupancy square footage of the building will remain the same. The
guestion becomes whether or not the new curtain wall can be considered maintenance.

As mentioned earlier, the building complies with all other ordinance provisions except for its
height. The new curtain wall will comply with all ordinance regulations including setbacks. The
existing curtain wall is at the end of its useful life, does not comply with current wind load
requirements, and needs to be replaced. The new curtain wall is designed to a minimum depth
to install girder beams to properly transfer the wind loads in accordance with the code. Leaving
the existing curtain wall in place provides space for insulation necessary to meet energy code
requirements and provides protection to the occupants in the building during construction. All of
these facts indicate that the new curtain wall is being installed to maintain the building in good
condition and therefore should be considered maintenance. Accordingly, application to the
Board of Zoning Appeals would not be necessary.
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SECTION DEVELOPMENT

There are three typical window sections:
«  Low sill - apartment

« High sill - apartment

» Office building
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There are three typical window sections:
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Current Downtown Birmingham Overlay District

Ordinance With D-5 Text Amendments

Downtown Birmingham Overlay District

3.01 Purpose
The purposes of the Downtown Birmingham Overlay District are to:

A.

Encourage and direct development within the boundaries of the Downtown
Birmingham Overlay District and implement the Downtown Birmingham 2016
Plan;

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

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

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

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

3.02 Applicability

A.

B.

962442.2

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

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

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

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



3. Any expansion to an existing building that expands the area of the building by

more than 40% of the existing building area shall subject the entire building to
the requirements of the Downtown Birmingham Overlay District and shall be
brought into compliance with the requirements of the Downtown Birmingham

Overlay District to the maximum extent practical, as determined by the
Planning Board.

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

C. Development applications within the Downtown Birmingham Overlay District shall

be required to follow the Site Plan Review and Design Review standards
contained in Article 7.

D. A Downtown Birmingham Overlay District Regulating Plan has been adopted that

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

D2: Downtown Two or Three Stories

D3: Downtown Three or Four Stories

D4: Downtown Four or Five Stories

D5: Downtown Gateway Over Five Stories

C: Community Use

P: Parking

3.03 General Standards

A.

962442.2

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

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

. The provisions of the Downtown Birmingham Overlay District, when in conflict

with other articles of the Zoning Ordinance, shall take precedence.

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

The provisions of the building and building regulations Chapter 22 of the
Birmingham City Code and the historic preservation regulations in Chapter 62 of
the Birmingham City Code, when in conflict with the Downtown Birmingham
Overlay District, shall take precedence.



F.

G.

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

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

H. The requirements of Section 3.04 may be waived or modified by the

Planning Board in the event that one or more of the requirements of this
Downtown Birmingham Overlay District Ordinance is/are impracticable or
impose an unreasonable burden on the applicant due to:

1. The existing conditions or location of the property or structure
that is the subject of a site plan application; or

2, The existing or proposed future location of the property or
structure to the surrounding buildings, structures or the street; or

3. The existing condition, architecture or design features of an
existing structure that is being renovated or rebuilt.

The Board of Zoning Appeals shall not have jurisdiction over these waivers
and the waivers are not deemed to be variances from this Ordinance.

3.04 Specific Standards

A.

9624422

Building Height, Overlay: The various elements of building height shall be
determined as follows for the various zones designated on the Regulating Plan:

1. D2 Zone (two or three stories):

a. Eave line for sloped roofs shall be no more than 34 feet.

b. Peak or ridge of any sloped roof shall be no more than 46 feet as measured
to the average grade.

c. Maximum overall height including the mechanical and other equipment shall
be no more than 56 feet.

d. A third story is permitted if it is used only for residential.

e. All buildings in D2 Zone containing a third story should be designed
harmoniously with adjacent structures in terms of mass, scale and
proportion, to the best extent possible.

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

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

or 20 feet.
2. D3 Zone (three or four stories):

a. Eave line for sloped roofs shall be no more than 46 feet.

b. Peak or ridge of any sloped roof shall be no more than 58 feet as
measured to the average grade.

c. Maximum overall height including the mechanical and other equipment

3



962442.2

shall be no more than 68 feet.

d. A fourth story is permitted if it is used only for residential.

e. All buildings in D3 Zone containing a fourth story should be designed
harmoniously with adjacent structures in terms of mass, scale and
proportion, to the best extent possible.

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

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

. D4 Zone (four or five stories):

a. Eave line shall be no more than 58 feet.

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

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

d. The fifth story is permitted if it is used only for residential.

e. All buildings containing a fifth story should be designed harmoniously with
adjacent structures in terms of mass, scale and proportion, to the best
extent possible.

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

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

4. D5 Zone (over five stories).

a. _Subzone South of Bowers St., between S. Old Woodward Ave. and
Woodward Ave.
(i) Eve line or roof height of any flat roof building shall be no
more than 168 feet as measured to the average grade.
(ii) Peak or ridge of any slope roof shall be no more than 180 feet
as measured to the above average grade.

- (iii) Maximum overall height including mechanical and other

equipment shall be no more than 180 feet.

b. Subzone North of Bowers St. and South of Hazel St., between S. Old
Woodward Ave. and Woodward Ave.
(i) Eve line or roof height of any flat roof building shall be no
more than 108 feet or a maximum of 9 stories, as measured to the
average grade.
(ii) Peak orridge of any slope roof shall be no more than 130 feet
as measured to the above average grade.
(iii) Maximum overall height including mechanical and other
equipment shall be no more than 130 feet.




5. C and P Zones: Downtown Birmingham Overlay District building height
for zones D2-D4 shall comply with the underlying height restrictions listed in each two-
page layout in Article 2 of the Zoning Ordinance, but may be negotiated by the Planning
Board. Height of structures for D-5 zones shall be as set forth in 3.04 above.

8. Stories at sidewalk level shall be a minimum of 10 feet in height from finished

floor to finished ceiling- The Planning Board may reduce this standard for
renovations to existing buildings that do not meet this standard.

7. A transition line shall be provided between the first and second stories. The

transition shall be detailed to facilitate an awning.

#8. The maximum width of all dormers per street elevation on buildings may not

exceed 33% of the width of the roof plane on the street elevation on which
they are located.

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

1.

Front building facades at the first story shall be located at the frontage line,
except the Planning Board may adjust the required front yard to the average
front setback of any abutting building.

. In the absence of a building facade, a screenwall shall be buiit along the

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

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

the alley, except that the Planning Board may allow this setback to be reduced
or eliminated. In the absence of an alley, the rear setback shall be equal to
that of an adjacent, preexisting building.

. First-floor awnings may encroach upon the frontage line and public sidewalk,

but must avoid the street trees; provide at least 8 feet of clearance above the
sidewalk; and be set back a minimum of 2 feet from the road curb.

. Upper-floor awnings shall be permitted only on vertically proportioned

windows, provided that the awning is only the width of the window, encroaches
upon the frontage line no more than 3 feet, and is not used as a backlit sign.

. Loading docks and service areas shall be permitted only within rear yards.

Doors for access to interior loading docks and service areas shall not face a
public sireet. Except where a building faces more than one public street,
loading docks, service areas and access doors shall not face the front
property line that faces the public street designated as the address of the
building.

. All buildings shall have their principal pedestrian entrance facing a frontage

line.

C. Building use. Buildings shall accommodate the following range of uses for the

962442.2

5



various designations on the Regulating Plan of the Downtown Birmingham Overlay
District.

9624422

1. Uses shall be limited to those allowed in each underlying zoning district,
unless otherwise specifically provided for herein.

2. The following uses and conditions are prohibited:

a. Automatic food and drink vending machines outdoors;

b. Drive-in facilities or any commercial use that encourages patrons to remain
in their automobiles while receiving goods or services; except for the D5

Zone where drive-in banks are permitted on the Woodward Avenue

frontage by special use permit pursuant to the requirements of 4

¢. Outdoor advertising.

3. Community uses (C).

4. Those sites designated as parking uses (P) on the Regulating Plan shall be
premises used primarily for parking, except retail frontages shall be
encouraged at the first floor level.

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

on a story above a residential use.

6. Buildings that have frontage along the required retail frontages, as specified on
the Regulating Plan, shall consist of retail with a minimum depth of 20 feet
from the front fagade line within the first story. Lobbies for hotels, offices, and
multiple-family dwellings may be considered as part of the required retail
frontage, provided that any such lobby occupies no more than 50% of the
frontage of said building.

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

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

9. Office use is limited to one story, except:

a. In any D3 Zone or D4 Zone, a two-story building dedicated to office use is
permissible; and

b. In a D4 Zone, two stories may be dedicated to office use when the
Planning Board permits a fifth story-; and

c. In the D5 Zone, a maximum of 3 stories may be dedicated to office
use.

10. Bistros are permitted with a valid Special Land Use Permit with the following
conditions:

a. No direct connect additional bar permit is allowed and the maximum

6



seating at a bar cannot exceed 10 seats;
b. Alcohol is served only to seated patrons, except those standing in a
defined bar area;
c. No dance area is provided,
d. Only low key entertainment is permitted;
e. Bistros must have tables located in the storefront space lining any street, or
pedestrian passage;
f. A minimum of 70% glazing must be provided along building facades facing
a street or pedestrian passage between 1 foot and 8 feet in height=
g. All bistro owners must execute a contract with the City outlining the details
of the operation of the bistro; and
h. Outdoor dining must be provided, weather permitting, along an adjacent
street or passage during the months of May through October each year.
Outdoor dining is not permitted past 12:00 a.m. If there is not sufficient
space to permit such dining on the sidewalk adjacent to the bistro, an
elevated, ADA compliant, enclosed platform must be erected on the street
adjacent to the bistro to create an outdoor dining area if the Engineering
Department determines there is sufficient space available for this purpose
given parking and traffic conditions.

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

D. Parking requirements.

1.

6.

962442.2

For all nonresidential uses located within the parking assessment district, parking
on the site shall not be required, provided such site is in full compliance with the
requirements of the parking assessment district.

. For all residential uses located within the parking assessment district, the on-site

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

. For all sites located outside of the parking assessment district, off-street parking

must be provided in accordance with the requirements of Article 4 for parking,
loading and screening.

. Notwithstanding the above regulations, residential dwelling units within the

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

. Off-street parking contained in the first story shall not be permitted within 20 feet

of any building fagade on a frontage iine or between the building facade and the
frontage line.

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



E. Architectural standards. All buildings shall be subject to the following physical
requirements:

1. At least 90% of the exterior finish material on all facades that face a street shall be
limited to the following: glass, brick, cut stone, cast stone, pre-cast or cast in
place concrete, coarsely textured stucco, or wood. Dryvit or E.F.I.S is prohibited.

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

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

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

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

__stained.

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

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

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

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

10.Notwithstanding any regulations set forth in the foregoing subsections,
subsections 3.04(E)(3), (5), (6) and (7), in their entirety, do not apply to the
existing buildings in the D5 Zone that as of the date of the enactment of this
amendment do not meet those requirements and standards.

11. Cantilevered mansard roofs are prohibited.

12. Balconies, railings, and porch structures shall be metal, wood, glass, cast in

place or preformed concrete, or stone.

13. Facades may be supplemented by awnings, which shali be straight sheds
without side flaps, not cubed or curved. Awnings shall be between 8 and 12 feet
above sidewalk grade at the lower drip edge.

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

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

16. Flat roofs shall be enclosed by parapets. Rooftop mechanical and other

8
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equipment shall be limited, positioned and screened to minimize views from
adjacent properties and public rights-of-way in accordance with the regulations
set forth in Section 4.16, Section 4.18, and Section 4.53.

F. Signage Standards. Signage, when provided, shall be as follows:

1. Building Sign Design Plan: For all newly constructed or exterior renovated
buildings, an overall building sign design plan shall be approved by the
appropriate reviewing body.

2. Design: Signage shall be integrally designed and painted with the storefront.

3. Address Numbers: Address numbers shall be a maximum of 8 inches in vertical
dimension.

4. Sign Band:

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

b. Woodward Avenue Address: The external sign band or zone shall be a
maximum of 2 feet in vertical dimension by any horizontal dimension. The sign
band or zone may contain multiple individual signs, but all must refer to a
tenant of the building whose principal square footage is on the first floor.

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

d. Each business whose principal square footage is on the first story, may have
one sign per entry.

e. Where the Historic District Commission, Design Review Board or Planning
Board has determined that a horizontal sign band is not architecturally feasible
based on building design, an alternative design will be considered, provided
the following conditions are met;

i. The sign must fit within the total sign area allowed for the business;

ii. The sign must be compatible with the building's street design and will
enhance the streetscape.

ii. The sign adheres to the goals of the 2016 Pian.

5. Building Identification:

-a._Signage identifying the entire structure by a building name may be permitted
on the sign band, or in the D-5 zone, above the first floor.

-b. One sign will be aliowed on the principal building frontage.

c. Two identical signs will be allowed on each elevation of a corner building.

d. Non-illuminated signs identifying the entire structure by a building name may

be permitted above the first floor provided the following conditions apply:
i. The building must be located on Woodward;
ii. A tenant name must have legal naming rights to the building;
iii. The sign must located on the top fioor; and
iv. Only one Building Identification sign may be located on the principal
_building frontage.

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

nameplates no larger than one square foot each, or a changeable copy board for

9
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characters not exceeding one inch in height.

. Additional Signs: Additional pedestrian signs for first fioor tenants shall meet the

following requirements:

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

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

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

. Glass: The storefront glass may be stenciled with signage not to exceed 1.5 feet

in vertical dimension and 4 feet in horizontal dimension.

. First Floor Awning: The valance shall not be more than 9 inches in height. The

valance of an awning may be stenciled with signage totaling no more than 33% of
the valance area.

10. Lighting:

9624422

a. General: External signs shall not be internally illuminated, but may be back lit
or externally lit.
b. Woodward Avenue Address: External signs may be internally illuminated.

10
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Downtown Birmingham 2016

SPECIFIC PROJECTS

SPECIFIC PROJECT 7:
PIERCE STREET GARAGE

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

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

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

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

« AppendicesG~-12and G -8,
= Illus. 57, 58, and 59.

SPECIFIC PROJECT 8:
MAPLE GATEWAY

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

Discussion: As a site for a more urban building, the lot
north of Maple is too small to contain its own on-site
parking, but the Park Street Garage is near enough 1o
fulfill the need. The site to the south is substantially larger.
It is adequate, not only for a habitable building, but for a
substantial parking deck. The portions of these sites’
buildings which front Maple as a pair could form a sig-
nificant gateway to downtown. Each building should be
designed with reference to the other: they should share 2
similar height, massing and, as much as possible, archi-
tectural syntax.

lilus. 57. Residual areas around the Pierce Street Garage
are opportunities for installing liner buildings.

Hlus. 58. There are gaps around the Pierce Street garage
thar commend themselves as excellent building sites.

Illus. 59. This type of glass storefront may be used to mask
the Pierce Street Garage, although a multi-story mixed-
use building would do betier.

© 1956 Tha City of Bimmingham « Final Report « 1 Novembar 1996 (Revised)
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Downtown Birmingham 2016

GENERAL AREAS

Recommendation: The City should attempt to secure
and hold the half-block circumscribed by Maple,
Brownell, and Hunter, because it is the last block capable
of containing a substantial parking deck for downtown
expansion. This block and the block to the north (across
Maple) should be carefully scrutinized at the time of their
development. The City should encourage these develop-
ments to have reciprocal buildings, capable of forming a
gateway to the CBD.

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

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

+ AppendicesG-1,G-9,G-10,and G- 11.
* Tllus. 60 and 61.

GENERAL AREA 1:
EAST MAPLE

East Maple Road between Adams and Hunter is currently
a motley thoroughfarc but has the potential of becom-

ing a of8 mercial argd. Now in transition, it
has automotive businesses (gas station, car rental agency),
outdated commercial buildings (Nos. 745, 690, 700, 746,
1025, and 975), houses halfheartedly converted to com-
mercial use (Nos. 772, 887, and 915), and a few new,
handsome, well-landscaped buildings (The Fidelity Bank,
Hamilton Funeral Home, and The Eccentric Building).
As can be expected from such variety, the existing front-
ages differ to the point of urban incoherence. They range
from sidewalk build-to lines (about 40 percent) to land-
scaped front yards (about 20 percent) to strip-style park-
ing lots (about 40 percent). This random, unpredictable
mixture fails to create an aesthetic approach to down-
town Birmingham, nor does it sustain its own commer-
cial viability. Redevelopment is further complicated by
the fact that the lots vary in depth and thus in parking
capacity, and by the proximity of small houses at the rear
of some lots. In the context of a 20-year Master Plan,

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

{llus. 61. This pair of buildings replaces the pair of
gasoline stations at Maple Road.

© 1996 The City of Sirmingham » Fina! Raport + 1 Novembar 1996 (Ravised)
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Downtown Birmingham 2016 APPENDIX G - 1
SPECIFIC PROJECTS 1 TO 8 AND GENERALAREAS 1 & 2
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Specific Project 2: The Bandstand

Specific Project 3: Martin Street Parkway
Specific Project 4: Cultural Sites

Specific Project 5: Booth Park Pavilion
Specific Project 6: Willits Block

Specific Project 7: Pierce Street Parking Deck
Specific Project 8: Maple Road Gateway
m General Area A: East Maple
General Area B: Bowers
i’ i s Redevelopment Site [: Hamilton Row

Redevelopment Site IT: Brown at Woodward
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Downtown Birmingham 2016 APPENDIX G —9
SPECIFIC PROJECT 8: MAPLE ROAD GATEWAY
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Plan of Proposed Modifications

m Parking Deck
‘m Mixed-Use Liner Building
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Downtown Birmingham 2016 APPENDIX G - 10
SPECIFIC PROJECT 8: MAPLE ROAD GATEWAY
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VIEW OF THE EAST MAPLE GATEWAY LOOKING WEST FROM THE
KROGER SITE
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Tranemittal Letter

Steering
Committee

Recommendation

Dear Mayor Degginger and City Council members:

On behalf of the entire Bel-Red Steering
Committee, it is our pleasure to transmit to the
City Council the committee’s recommendations for
the future of the Bel-Red corridor. We are excited
about the extraordinary potential of the Bel-Red
area, and we believe the committee’s recommen-
dations set the stage for transforming the area into
a model of sustainable development, where land
use, transportation, environment and economy

are closely linked.

As the Council is aware, the committee has been working the past two years on
processing a great deal of technical information, considering a large amount of
public input, and developing future alternatives and then a preferred alternative
for how we believe the Bel-Red corridor should develop in the future. Consistent
with our charge from the City Council, we were guided by the project principles
established by the Council at the beginning of the project; we solicited and
deliberated upon input from the general public; and we carefully considered the
perspective of each member of the committee in arriving at our recommenda-
tion. Each member of the committee participated actively in the process, and
each member was instrumental in developing the recommended vision.

As outlined in the attached report, the committee’s vision for the corridor is that
the land use pattern would change in portions of the corridor to reflect a more
mixed use (housing/office/retail) area that supports the City’s economic develop-
ment strategy by establishing office and housing development opportunities not
found elsewhere in Bellevue. This land use pattern would be supported by a
more robust, integrated, and multi-modal transportation system; would support
future light rail extensions and service in the corridor; and would include parks,
open space, and environmental amenities that the area currently lacks. The
open space strategy is particularly significant in that it would restore the ‘head-
waters’ of many of Bellevue’s open streams, and reestablish many of the ecologi-
cal functions that these areas have lost over the last 50 years.

Much of the area east of 134th Ave NE and the area north of NE 20th will remain
largely as is between now and 2030. This decision was based on the conclusion
that Bel-Red should continue to provide many of the small service and retail uses
that serve the surrounding neighborhoods and community.

BEL\RED
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As the Council and community review the committee’s report, we would
like you to consider several key themes embedded in our conclusions:

® The Bel-Red area should be an extraordinary and unique place: realize that this is a citywide challenge, Bel-Red provides opportunities

As outlined in our vision statement, we believe that the Bel-Red corridor
has the opportunity to be an area unique within Bellevue, and within the
Puget Sound region generally—an area that combines vibrant neighbor-
hoods, a strong economic base, a multi-modal transportation system, and
environmental/open space amenities. Positioned as it is between Down-
town Bellevue and Microsoft, this area offers unparalleled opportunity for
high-quality office and residential development. The City should expect
the best that the private sector can offer for its redevelopment.

Bel-Red redevelopment and change should improve the entire

city: One thing that is very important to the committee is that as Bel-Red
changes and redevelops, what happens within the corridor benefits not
only property owners and businesses/residents within its boundaries, but
also surrounding neighborhoods and the entire city. These types of broad-
er amenities include riparian corridor improvements that would benefit the
entire Kelsey Creek system; connecting the area to the broader city and

its system of regional parks and open space; and connecting the area to
surrounding neighborhoods through an enhanced and integrated bicycle
and pedestrian network.

One area that deserves additional mention in terms of overall
improvements is housing. The committee has felt strongly all along
that housing should be added to the corridor as a way to help enliven
the area, create new neighborhoods and allow for new housing types,
provide a new location in Bellevue to accommodate residential devel-
opment, and support transit. We also believe that this area provides a
unique opportunity for affordable and/or workforce housing. While we

BEL\RED
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that may not be found in other parts of the city to locate more afford-
able housing types in close proximity to jobs, services, and transit.

® Bel-Red should be a model of environmental sustainability:

Environmental sustainability was one of the Council’s framework principles,
and was an issue that the committee considered throughout our work.
Sustainability, as we understand it, is not just about improving the natural
environment, although we believe that to be a critical part of the overall
vision. It also means having land use patterns in place that support transit
and other forms of transportation, and allow people to live in close prox-
imity to jobs and services; having connected sidewalks and bike paths;
adding more green space in the corridor; and encouraging low impact
development techniques in private construction and public infrastructure.
We understand that Bellevue as a whole is moving towards advancing
additional environmentally sustainability practices, and we believe that
Bel-Red can provide an exciting pilot area to test many relevant ideas.

® The plan is more than just a “rezoning” exercise: During the course

of our work, many questions have arisen from both property owners and
surrounding neighborhoods about how the area might be rezoned in the
future as a result of this planning effort. While we understand the concern,
and acknowledge that the Planning Commission and City Council will be
devoting careful consideration to amendments to the Land Use Code, this
plan is about much more than zoning. It is about providing new neighbor-
hoods for future Bellevue residents, supporting the city’s overall economy,
improving overall transportation mobility (both to and within the corridor),
and adding parks and environmental amenities that improve both the

Steering
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area itself and the rest of the city. This will require an array of public and
private investments, catalyst projects, and other strategies in addition to
the application of new zoning.

The plan is not just about accommodating light rail: When we began
this planning effort, one of the principles transmitted to us from the City
Council was to look at high capacity transit as an opportunity to both
enhance mobility and effect land use change within the corridor. We have
spent considerable time looking at future light rail transit opportunities
within the corridor, and evaluating different station options vis-a-vis
alternative land use patterns. The recommended plan intentionally
integrates land use and transportation, with a particular focus on potential
transit stations that would be developed by Sound Transit as part of the
East Link project. However, we believe that the overall land use pattern in
the corridor has to make sense with or without light rail—and we believe
that it does. There are many benefits to a more intense, mixed-use land use
pattern than its compatibility with light rail. While light rail will be impor-
tant in supporting the recommended land use pattern and the ultimate
intensity of development, if it does not come to the corridor within the

2030 planning horizon, we believe that other types of transit can be imple-
mented to support the land use vision. We also believe that transit should
be improved within the corridor for the interim period before light rail is
developed, and then to support light rail (through enhanced bus service)
after it is operating.

The plan respects existing businesses: While the committee sees
change occurring over time within the corridor, we feel that it is very impor-
tant to respect and acknowledge the rights of existing businesses in the

Steering
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corridor to stay in the area. Many businesses in the area provide valued
services that are important to Bellevue residents. We received a great
deal of public testimony about existing uses, carefully considered how to
accommodate these uses, and evaluated several alternative approaches
to doing so. The plan provides flexibility for accommodating existing
businesses, and also provides many places for new retail and services uses
to locate within the corridor.

Implementation is critical, and requires a robust funding strategy:
The time horizon for this planning effort is 2030. We recognize the
challenges inherent in achieving this vision between now and then.

The recommended plan includes many significant investments in transpor-
tation, parks, and environmental improvements, and we recognize that

a robust finance plan will be required. Much of the investment in infra-
structure and amenities needed to transform the area will need to come
from properties undergoing redevelopment. As a key part of the funding
strategy, the committee supports the use of incentives, so that, in exchange
for greater zoning intensities or building height, development would build
more of the needed infrastructure and amenities than would otherwise be
expected. We also believe that development should be phased in over
time in conjunction with the infrastructure needed to support it, and that
this phasing will need to be part of the overall implementation strategy.
We also strongly believe that implementation of the Bel-Red plan will have
to be carefully integrated with implementation of the Overlake neighbor-
hood plan in Redmond. This will help ensure that any cumulative impacts of
the two plans are identified and mitigated, and also that there is synergy
between the plans in terms of light rail implementation, streetscape design,
pedestrian and bicycle facilities, and other issues.
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The Bel-Red Steering Committee is tremendously excited about the opportunities
that Bel-Red offers for both the City of Bellevue and the greater region. Given

its proximity to Downtown Bellevue and Overlake, and the amenities that can

be created and enhanced within it, the Bel-Red Corridor presents a degree of
potential that is rare in today’s urban environment. We hope that the planning
process we have just concluded has allowed a wider audience to envision that
potential. We believe that this process has been careful and comprehensive, and
that it requires an equally thoughtful, comprehensive implementation strategy.
We urge the City Council and staff to make this a priority.

It has been a privilege to serve as co-chairs of this important committee, and
we thank the City Council for this assignment. We look forward to seeing, and
participating in, the future development of the Bel-Red area.

Sincerely, - =
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Mike Creighton [/ Terry Lukens
Committee Co-Chair ~ Committee Co-Chair
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While an important employment center, the
Bel-Red corridor has been an area in transition,
given it’'s proximity to Downtown Bellevue and
the Microsoft campus in Overlake. The

Bel-Red Corridor Project seizes an opportunity
to capitalize on the corridor’s strategic location,
the city of Bellevue’s economic strength, and the

potential for light rail transit to serve the area.
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Bel-Red in the Region

Planning Context

As one of Bellevue’s major

employment areas, the
Bel-Red Corridor includes
more than 50 percent of

all land in the City zoned
for light industrial use; over AL
1,100 businesses; and near- \‘
ly 17 percent of the City’s

total employment. In recent years, however, the corridor has been an area in
transition. Several large employers have moved out of or have greatly reduced
operations in the area. For example, Safeway, the corridor’s largest landowner,

ISEACTAC

has shifted most of its distribution operations out of the area and sold about half
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Section 2 Introduction/Planning Context

of the 75 acres it owned in the corridor. The former King County
Journal also moved operations from the Bel-Red Corridor to Kent.
Concurrently, employment has also declined: between 1995 and
2004, employment dropped by more than 5 percent in the Bel-Red
Corridor while increasing by 20 percent in Bellevue as a whole.

The corridor’s physical characteristics reflect its light industrial use
pattern. The transportation network is sparse and discontinuous
with little in the way of a street grid, particularly on the corridor’s
west side. Although the corridor is bordered by SR 520 along its
northern edge, there are only two access points to the highway:
one at 124th Avenue NE, which only provides access to and from

Bel-Red Study Area
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When it was last updated in 1988, the Bel-Red/Northup Subarea

Plan affirmed the area’s light industrial and commercial land use pattern. Since
then, Downtown Bellevue has grown dramatically, and Redmond’s Overlake
area has become a major regional employment center. With these two regional
urban centers as its “bookends” and major development occurring in both, a
reexamination of the corridor was appropriate. The need to consider future land
uses was heightened by Sound Transit’s ongoing work to evaluate an extension
of light rail transit (LRT) through the Bel-Red Corridor and into Redmond. LRT
could support changes in the area’s land use patterns by providing new trans-
portation system capacity; experience in other urban areas has demonstrated
that LRT can serve as a catalyst for redevelopment to different types of uses
and greater densities. The corridor’s current zoning, however, limits the extent to

BEL\RED
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which land use could support LRT because industrial and commercial uses tend
to be relatively low-intensity and oriented more toward driving than transit use.

The most recent update of the City’s Comprehensive Plan identified particular
economic challenges facing Bellevue in the years ahead. One of the challenges
listed was the presence of aging commercial areas in various areas across the
City that would need some repositioning to reach their full potential. The Bel-Red
Corridor was identified as including some of these aging areas, and the plan
noted that those uses in the corridor (primarily warehousing, distribution, and
manufacturing) might not be the best long-term uses, given Bellevue’s place in
the current economy.
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Project Purpose and Major Goals

Bellevue’s economy has been dynamic in recent years, with significant increases
in overall employment and rapidly increasing land values. These land value
changes, coupled with warehouse and distribution activities relocating to other
areas in the region, have signaled an increase in market demand for office and
residential uses in close-in locations. This employment decline previously noted,
combined with requests for changes in land use in parts of the corridor and the
fact that the area had not been planned for in a comprehensive manner in over
15 years, motivated the City to reexamine land use in the corridor.

The City had several other reasons for initiating the project. One was to be in

a position to influence upcoming decisions by Sound Transit about the future of
high-capacity transit (HCT), which is planned to serve the City of Bellevue and
pass through the Bel-Red area. Another was the City’s recognition of the corri-
dor’s strategic location connecting Downtown Bellevue and Overlake, prompting
the desire to be proactive in determining the corridor’s role in its overall growth
management and economic development strategy.

Based on these factors, in 2005 the City Council approved launching the
Bel-Red Corridor Project. The objective was to work with the community to plan
and manage change, rather than to accommodate the inevitable change in a
haphazard, piecemeal way. The major goals of the project are to:

m |dentify a preferred long-term land use vision for the Bel-Red corridor that:
— Provides clear and deliberate direction for the area’s future.
— Enhances the economic vitality of this area and of the larger city.

— Complements Downtown Bellevue and other employment centers in
the city.

— Strongly integrates land use and transportation systems in an
environmentally sustainable manner.

o AR Il
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Section 2 Introduction/Planning Context

m Devise a multi-modal transportation system for the area that accommo-
dates future growth, enhances overall mobility, and mitigates impacts on
adjoining areas.

® Evaluate the impact and opportunities presented by HCT through the
area on both land use and transportation, and identify a preferred HCT
route and station locations through this corridor in coordination with Sound
Transit.

m |dentify community and neighborhood amenities that will complement the
preferred land use vision for the area and serve the broader community.

®m Protect adjoining areas from impacts of land use and transportation
changes in the study area.

In August, 2005, the City Council decided to launch the planning effort, and
endorsed a set of planning principles to frame this effort.

BEL\RED
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Section 2 Introduction/Planning Context

Council’s Principles

1. Long-Term Vision. The preferred vision resulting from this project should be long-term,
ambitious, and rooted in reality, providing clear direction for the future of the Bel-Red
area.

2. Economic Vitality. This project should establish a solid and dynamic economic future for
Bel-Red, enhancing the area’s existing strengths and its future potential.

3. Differentiated Economic Niche. Bel-Red should provide for future growth of jobs and
firms that have significant potential for expansion, and which are not well accommodat-
ed in other parts of the city.

4. Building from Existing Assets. This project should build on existing assets of the corridor,
including the large number of viable, successful businesses in the area.

5. High Capacity Transit as an Opportunity. This project should approach High Capacity
Transit as a significant opportunity to both enhance mobility and affect desired land use
change.

6. Land Use/Transportation Integration. Given the importance of maintaining a well-
balanced transportation system, and the inter-dependence between transportation and
land use, this project should closely integrate land use and transportation planning.

7. Community Amenities and Quality of Life. The Bel-Red plan should protect existing
natural resources and community amenities, and identify an extensive package of new
amenities for the area. .

8. Neighborhood Protection, Enhancement, and Creation. This project must identify
strategies to identify and mitigate potential neighborhood impacts related to future
Bel-Red development.

9. Sustainability. The vision for Bel-Red should identify opportunities to manage the area’s
natural resources in a sustainable manner.

10. Coordination. This planning effort requires solid coordination with other affected
jurisdictions.

Steering

c‘urr!'dr.u',r_u‘r.{jed e L : e ,- : S o] T TR i = 4= | Recommendation




SD/%M/% DProcers

Steering
Committee
Recommendation

—

Planning for the Bel-Red Corridor began
with a Steering Committee of community
Stakeholders charged with defining and

evaluating future development scenarios.
Over its nearly two-year tenure, the committee Public Involvement

Studied a wealth of data, listened to public Involving affected members of the public in the planning process is a key priority
for the City of Bellevue. Given the importance of the Bel-Red planning effort, the
City Council decided that the corridor project should be guided by a Steering
ultimately, recommended a preferred alternative Committee that would be made up of a variety of community stakeholders.
These stakeholders included former City Council members,

input, framed a range of policy choices—and,

for the future of the corridor. i e _
members of City Boards and Commissions (the Planning

Commission, the Transportation Commission, and the Parks
and Community Services Board), representatives from the
Chamber of Commerce, and residents from neighborhoods
surrounding the study area.

In October 2005, the City Council confirmed a 16-member
committee that represented these broad interests.
Subsequent to beginning the process, one Steering

Committee member resigned.
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Section 3 Planning Process

The Council’s charge to the committee said, in part:

“The Bel-Red Steering Committee is directed to provide guidance to City

staff in developing work products to accomplish the Bel-Red corridor project.
Specifically, this work will involve developing future development scenarios for
the Bel-Red corridor, evaluating those scenarios in an Environmental Impact
Statement, and ultimately selecting a preferred land use and transportation
alternative and identifying actions to implement the preferred vision. The
project will culminate with a

final report summarizing the
recommendations of the commit-
tee ... The Steering Committee
will serve in an advisory capacity
to the City Council, the Planning
Commission, the Transportation
Commission, and the Parks &
Community Services Board. The
City Council, upon review by
City boards and commissions,
will ultimately approve the final

report on the project, which will lead to follow-up work on Comprehensive Plan
and subarea plan amendments, and potentially changes to the Land Use Code
and Capital Investment Program Plan. In conducting its work, the Steering
Committee should recognize that a wide representation of opinions, expertise,
and objectives exists within the individual members of the committee. The
Steering Committee members should respectfully consider each other’s views
and right to participate, and fully consider all aspects of any issue before draw-
ing conclusions and recommendations. The Steering Committee should also
participate in broader public outreach efforts on the project and solicit input
from the general public and other key community stakeholders.”
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The Steering Committee conducted 19 meetings over the course of the planning
effort, all of which were attended by members of the public. At each meeting
the committee listened to comments from members of the public and business/
property owners in the area. Committee members also attended, and partici-
pated in, events with the broader community and business/property owners in
the corridor. The committee’s recommendation on the future of the corridor is in
large part informed by this public interaction.

In addition to their regular meetings, the committee held several special work-
shops, particularly focusing on the development of plan alternatives. Another
special workshop was a tour of Portland’s Tri-Met Max light rail system, with visits
to a number of stations where members observed examples of transit-oriented
development and redevelopment in the Pearl District.

In addition to the Steering Committee process, there was significant public out-
reach and involvement through the duration of the planning effort. Community
meetings and open houses included scoping meetings at the beginning of

the project, as well as community-wide meetings for review of draft land use
alternatives and development of the preferred alternative. The City undertook
special efforts to inform and involve property owners and business owners in
the area, since these stakeholders will be most directly affected by the planning
process. For example, the City convened “panels” of business and property
owners in the corridor on three occasions: to get their feedback on the issues to
be considered in developing land use alternatives, to request feedback on the
draft alternatives, and to get input into creating the preferred alternative. These
panels, each of which lasted approximately 2 hours, were run like focus groups;
the information gained from them helped guide the work of City staff and was
provided to committee members to help inform their decisions.

Throughout the course of the project, staff provided briefings to City boards and
commissions, including the Planning Commission, Transportation Commission,
Parks & Community Services Board, and the Environmental Services Commis-
sion. These boards and commissions have important long-term responsibilities in
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Section 3 Planning Process

the implementation of the Bel-Red Corridor Project vision. The City Council also
received briefings at key milestones in the project, including a joint meeting with
Redmond City Council at which issues of mutual concern were discussed.

Defining Existing Conditions in the Corridor

An important part of the Steering Committee’s early work was gaining a clear
understanding of what the Bel-Red Corridor is like today. Early on, the commit-
tee was presented background information and data on various aspects of
the corridor. This included information on economic and employment trends,
existing land use characteristics, environmental features (including an in-depth
analysis of the conditions and restoration potential of several riparian corridors
that run through the area), transportation patterns and trends, and environ-
mental sustainability opportunities. The committee also received information
summarizing relevant portions of the existing Bel-Red/Northup subarea plan,
the Comprehensive Plan, and other relevant planning efforts, such as the Bel-
Red Overlake Transportation Study (BROTS) and the 2005-06 update of Sound
Transit’s regional transit plan.

In addition to information on existing conditions, the committee was presented
with data about the future development potential of the area (age of buildings,
improvement to land ratios, parcel ownership patterns, etc.). This information
was derived from the economic/market analysis, which was the first major
product prepared as part of the project. Committee members also toured the
area to gain a better understanding of its existing land use pattern, topography,
and environmental features, and to discuss future development opportunities.

Supplementing the technical background and data, the committee also
reviewed public input submitted as part of the scoping process for the Environ-
mental Impact Statement. The scoping process, which included a well-attended
community meeting, occurred in November and December of 2005. It generated
a number of comments and concerns that helped inform the committee’s thinking
and perspective about the area in the early part of their work.
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Section 3 Planning Process

Year Built \ Land Use

Floor Area Ratio (FAR) % Major Holdings
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Analyzing Economic Trends and Market Potential

In the summer of 2005, the city retained Leland Consulting Group to prepare

a market/economic study of the Bel-Red Corridor area. The main purposes of
the study were to assess future market conditions for various types of land uses,
identify the amounts of various future land use that could be anticipated in

the future based on those market conditions, and identify market strategies to
encourage future development in the corridor.

Leland evaluated existing land use and development patterns in the corridor,
projected employment and household growth patterns in Bellevue and the
region, studied demographic data, and evaluated and mapped several features
of the area, such as age of buildings, improvement-to-land ratios, and ownership
patterns. In addition, Leland conducted stakeholder interviews with property
owners, real estate experts, and developers to understand local perspectives

on future development potential within the area. They also identified several
subdistricts within the corridor which had unique characteristics: the 116th office
corridor, the light industrial core area, a services core, and a retail core on the
north and east ends of the planning area.

Based on this work, Leland forecast that the area could anticipate a strong
future demand for office and housing units, and a less strong (but still increased)
demand for retail and hotel uses. The upper range of the forecasted demand
was 4 million square feet of additional office space, 500,000 square feet of
additional retail space, and 5,000 housing units. They also concluded that
warehouse/industrial uses were unlikely to locate in the area in the future due to
already high, and rising, land prices. Other major conclusions included:

m Overlake Hospital Medical Center and the Microsoft campus, located
to the west and east of the corridor (respectively), function as economic
anchors at each end of the corridor, and present opportunities to
encourage redevelopment within it.
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® Much of the land within the Bel-Red corridor is underdeveloped, as
calculated on the basis of land values vs. improvement values.

m The Bel-Red area can provide space for large corporate employers who
might want more of a campus-like setting, rather than a dense, high-rise
setting.

Leland also identified several potential development themes and issues that
could frame future planning of the corridor. These were shared with the Steering
Committee in early 2006, and helped shape the committee’s thinking about the
area. These conclusions included:

®m There are significant opportunities to build more housing in this area, given
the strong housing demand in East King County generally, and access to
close-by shopping and employment. Areas adjacent to Lake Bellevue or
Highland Community Center might be places where this could occur in the
shorter term.

m Wetlands and riparian corridors should be treated as an amenities, and
improvement of these degraded environmental resources could be an
asset for future development (either office or residential).

m Transit should be aligned with new development, and there are opportuni-
ties to create “transit villages” within the area, such as the area near the
Safeway site or the “Uwajimaya triangle” area on the east end of the study
area.

® A health care/medical office corridor could and should be created along
116th Avenue NE.

The committee and staff used the findings in the Leland study in the development
of future land use alternatives that were evaluated in the next step of the process.
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Section 3 Planning Process

Developing and Evaluating Alternatives for the Corridor

Many of the early meetings of the steering committee involved presentations of
reports and analysis by staff and consultants. These presentations, along with
documents, field trips, and community input, armed the committee with a strong
background on the important components that would eventually make up their
preferred alternative. After considering this background—but prior to developing
any alternatives—the committee articulated the attributes that they believed each
alternative should contain. That discussion led to the development of a set of
objectives that the committee adopted to frame development of the alternatives.

Steering Committee Objectives

The objectives used to help create the Bel-Red Corridor alternatives were
developed after extensive committee discussion, and were based on:

® The ten planning principles adopted by the City Council.

® Public comments, which provided some clear themes: improving the natural
environment; adding parks/open space amenities; accommodating service
uses; supporting housing, office, and mixed-use development; and increas-
ing transportation mobility (streets, non-motorized, and transit).

m Technical reports and analysis by City staff and consultants, including
analyses of economic and market conditions, existing land use conditions,
transportation, and riparian corridors.

m Steering Committee discussions.

In April 2006, the steering committee approved the following set of objectives.
These objectives were used as a preliminary screening of the alternatives to

ensure that each alternative analyzed would be a viable one.

BEL\RED
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Market Feasibility
®m Incorporate elements of market forecast (office, housing, retail)
m Serve distinctive market niche
® Meet market needs and economic realities

m Leverage nearby opportunities (i.e., Overlake Hospital expansion)

Land Use
m Jobs-housing relationship (accommodate housing and commercial uses)
m Accommodate service uses
® Land use takes advantage of HCT stations (mixed use nodes)

m Appropriate scale of development within area

Neighborhood Impact
® Land use sensitive to surrounding areas

m Addresses transportation spillover impacts

Environmental Quality
® Improve environmental resources (streams, wetlands)

m Support sustainable development patterns

Parks and Open Space
m Parks integrated with future land use concepts
m Achieves critical mass of park improvements

® Adds value to overall system (include regional facility)
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Section 3 Planning Process

Transportation Accessibility and Mobility When developing and approving the alternatives for further review in the DEIS,
m Addresses multi-modal transportation improvements in the corridor and the committee and staff made a conscious effort to make the alternatives differ-
adjacent neighborhoods ent from one another. These differences allowed the committee to evaluate the

effects of different policy choices, including varying land use patterns, amounts

® Provides improved access to regional system . N . . .
of future development, ways of dealing with light industrial or service uses, and

® Provides improved local access and circulation locations of light rail stations. Framing the alternatives in this way allowed for a

m Accommodates planned level of development more robust discussion and evaluation of choices and preferences when it came
. . . time to develop the preferred alternative. In June 2006, the committee selected
The steering committee, together with Bellevue staff and a consultant team . . . . . .
four alternatives (including the “No Action” alternative) for evaluation in the DEIS.
Prepared by CH2M HILL, the DEIS was published in January 2007. It analyzed
the environmental impacts of each alternative and identified mitigation

opportunities.

led by Crandall Arambula, developed the action alternatives for the Bel-

Red Corridor Project Draft Environmental Impact Statement (DEIS) through

a structured process that involved analyzing market conditions and existing
land use patterns, developing potential land use and transportation scenarios,
and seeking input from the public, property owners, and business owners. As Fundamental Concepts
described earlier in this chapter, there was extensive public involvement during
this phase, including two panels of area business and property owners.
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Parks & Open
Space

ME 14" Strest

* el
W By, weer

Matural
Distinctive Environment
Nﬂghhﬂmﬂﬂds ) ! Featured

Riparan
Coridar
Improvements

Steering

Commitiee  EMEREREER ] S s o MR T TN

Recommendation ! Ry | gses-nes -~ iy : : { x bz i . -_- e = I fs! corridor p!'r".{jf.‘-"(‘f



Section 3 Planning Process

Identifying the Preliminary Preferred Alternative

Public comment on the alternatives evaluated in the DEIS helped shape the
development of a preliminary preferred alternative, and reflected the strong
public interest in the project. The City received numerous written comments and
considerable oral testimony on the DEIS. Each individual comment was re-
sponded to in the Final EIS (FEIS). Published in July 2007, the FEIS evaluated the
preliminary preferred alternative as recommended by the Steering Committee.
This alternative included components of each previously studied alternatives,
including the No-Action alternative, but most closely resembled the land use
development program proposed under Alternative 3 in the DEIS.

Several attributes of the preliminary preferred alternative embodied constant
themes within each of the DEIS alternatives, including:

® A nodal development pattern based on potential future light-rail station
locations

® Medical office uses along 116th Avenue NE

m Lower-intensity office uses south of Bel-Red Road

m Low-density mixed-use retail/housing along 156th Avenue NE
m Retail along NE 20th Street/Northup Way

m Stream and open space enhancements

m Parks and recreation opportunities

BEL\RED
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The following maps and table summarize and illustrate each of the Bel-Red
Corridor alternatives evaluated in the environmental impact statement. The next
chapter of this document describes the preferred alternative in greater depth.
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Section 3 Planning Process

Sumary of Alternatives Evaluated

BEL\RED
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DEIS FEIS
Attribute No-Action Alternative Alternative 1 Alternative 2 Alternative 3 Preliminary
Preferred Alternative
Net change in 606,500 Office 3,200,000 Office 2,300,000 Office 4,000,000 Office 4,000,000 Office
nonresidential 124,000 Retalil 300,000 Retail 200,000 Retalil 500,000 Retalil 500,000 Retalil
development (square | 300,000 Industrial -2,690,000 Industrial | -1,980,000 Industrial -2,490,000 Industrial | -2,490,000 Industrial
feet) through 2030
New housing units None 3,500 5,000 5,000 5,000
Light-rail stations Two stations: Two stations: Three stations: Three stations: Four stations:
and locations * Overlake Hospital + 122nd Avenue NE * Overlake Hospital ¢ 122nd Avenue NE |  Overlake Hospital
Medical Center + 152nd Avenue NE Medical Center + 130th Avenue NE + Medical Center
vicinity (Redmond) vicinity ¢ 152nd Avenue NE vicinity
¢ 152nd Avenue NE + 130th Avenue NE (Redmond) + 122nd Avenue NE
(Redmond) + 148th Avenue NE + 130th Avenue NE
+ 152nd Avenue NE
(Redmond)
Other features Services core Light Industrial + Arts District

“reserve”

+ No non-conforming
light industrial and
Service uses; new
service uses
accommodated in the
future

* Floor area ratio
(FAR) of upto 2.5
in development nodes

*FAR of upto 1.0
outside of nodes

* Analysis of heights
of up to 150/165 feet

in development nodes
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The preferred alternative for the Bel-Red Corridor

is a comprehensive array of components that
respond to each of the project’s planning
principles: economic vitality, integration of transit
and land use, environmental sustainability,
preservation of existing assets, and protection of
the surrounding neighborhoods, to name just a
few. It represents a comprehensive vision for
Bel-Red that is sufficiently detailed to allow the
City to begin its planning for implementation.
This section describes key features of the

preferred alternative.

Components of the Preferred Alternative

The Steering Committee’s recommended preferred alternative comprises a
number of components that were developed over several committee meetings in
the spring and summer of 2007. Discussed in detail below, these include a vision
statement, land use components, transportation components, riparian corridor/
green infrastructure components, and parks/open space components.

Vision Statement

The Bel-Red corridor in 2030 will be an area that is unique within the city of
Bellevue and the entire Puget Sound region. It will be an area where thriving
businesses will be adjacent to, and sometimes mixed with, livable neighbor-
hoods, all served by a multi-modal transportation system that connects the area
to the greater city and region. The area will also be distinguished by environ-
mental and community amenities that will serve residents and employees in

the area, as well as residents from surrounding neighborhoods and the entire
city. The area will transition gracefully over time, with existing businesses being
accommodated while new types of development occur as conditions warrant.
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Specifically, the area will be distinguished by the following attributes:

m A thriving, diverse economy. Bel-Red will be home to major employ- m A sense of place. Bel-Red will have a character that is different from
ers, types of businesses and employment sectors unique to this part of Downtown Bellevue, Overlake, or other Bellevue neighborhoods. The area
Bellevue, and services that are important to the local community. will build on its industrial past while incorporating new development types

. . . that will offer a unique experience for residents and employees.
m Vibrant, diverse neighborhoods. Bel-Red

will contain a variety of housing types to m Appropriate scale of development. Development and redevelopment
meet the needs of a diverse population of
varied income levels. Neighborhoods will

have convenient access to shopping, jobs,

in Bel-Red should complement, not compete with, Downtown Bellevue, and
should provide graceful transitions in scale in areas adjacent to residential
neighborhoods.
and community amenities, and will also be L. . .
) . ® Timing of development. As the Bel-Red corridor redevelops over time,
well connected to the larger city and region. o . . .
provision of infrastructure (particularly transportation infrastructure)
® A comprehensive, connected parks
and open space system. Bel-Red will

have a park system that serves residents,

and public amenities (such as parks) should occur concurrently with
development.

o Sustainability. New neighborhoods, buildings, streetscapes, parks and
employees, and visitors to the area, and

. . . open space systems, environmental enhancements, and transportation
provides recreation and open space benefits

. . . facilities will be planned, designed and developed using state-of-the-art
for residents from surrounding neighborhoods as well. Park system

- . . . - techniques to enhance the natural and built environment and create a
components will include trails along stream corridors, community facilities,

neighborhood parks, and cultural/arts features.

more livable community.

B Environmental improvements. Redevelopment of the corridor will
provide opportunities for major environmental enhancements—including
improving riparian corridors and adding trees and green spaces—and
will implement a more sustainable approach to managing stormwater and
other natural resources.

® A multi-modal transportation system. Bel-Red’s transportation system
will take maximum advantage of its proximity to Downtown Bellevue and
Overlake by providing convenient access and short travel times within and
outside the corridor for drivers, transit riders, vanpools and access vans,
bicyclists, and pedestrians, while minimizing spillover traffic impacts on
adjoining neighborhoods.
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Preferred Alternative

LEGEND (Color-intensity denotes intensity of development)

Optional locations . Retail (Pedestrian-Oriented) 0 Transit Stations (with 1/4 mile radius)
and allgnment§ for o l-l,. =t L Commercial/Retail ® Other Transit Station Options
Overlake Hospital rﬂ ﬂ1 )
Transit Station (to be ) S i J.#- A L Mixed-Use Housing/Retail #— Regulatory 50-foot Buffer
determined through et [
separate process). Fa E i E m Housing *— Additional 50-foot Incentive Buffer
TR ] k Mixed-Use Housing/Office or Ll Proposed Light Rail Alignment
= Office (near 124th & 148th)
N * Potential Community/Neighborhood
o Parks and open space are key components of the land use . Office/Housing (Transition Area) Park and Open Space Opportunities
vision. Parks features are shown conceptually, and will be ) ) )
further developed during project implementation. k Office/Medial Office me=  Green Streels
. Cultural/Arts District BEm ParkBlocks
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Section 4 Preferred Alternative

Land Use Components

The preferred alternative map, shown on the previous page, is the basis for the
Steering Committee’s land use vision. The land use components of the preferred
alternative are outlined below. Parks and open space components and treat-
ment of the riparian corridors are generally indicated on the land use map,

and are discussed in greater detail in the sections on riparian corridor/green
infrastructure and parks/open space components.

Development Nodes

A major theme of the preferred alternative is the “nodal” development pattern,
which would concentrate development in the vicinity of potential future light

rail stations (generally within a quarter-mile radius). The development nodes
would be located in the vicinity of Overlake Hospital, at 122nd Avenue NE, at
130th Avenue NE, and 152nd Avenue NE (with a station in Redmond). These
nodes would be mixed-use in nature, with a high level of pedestrian amenities.
Land use intensities within transit nodes could reach a maximum development
intensity of 2.5 FAR, but only if developers participate in an incentive system

that provides public amenities in exchange for higher densities. The base FAR
will be much lower than this maximum. Several factors framed the designation
of appropriate FARs: the Council’s desire that the area complement, but not
compete with Downtown; the interest in having adequate FARs in some places to
support light rail transit; and the finding in the economic analysis that there was
demand for a more “mid-rise” office product in Bellevue. Building heights within
nodes are discussed below.

The committee endorsed the following mix of land uses within the development
nodes:

®m Vicinity of Overlake Hospital—Office, with an emphasis on medical
office

BELD\RED
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m 122nd Avenue NE—Office and housing, with more of an emphasis on
office

m 130th Avenue NE—Housing, retail, and services, with pedestrian-oriented
retail street

m 152nd Avenue NE—Miixed use housing/retail in the “Uwajimaya triangle”
along 156th Avenue NE

The intensity of development and uses within the nodes is designed to support
transit. The highest intensities are generally concentrated in the west half of the
corridor. The decision to locate new employment-generating uses in the nodes
is intended to link development areas to locations where the existing or planned
expansion of transportation facilities could support development, and to protect
residential neighborhoods located to the north, south and east of the corridor
from cut-through traffic.

Land Uses Outside Nodes

A number of land uses would be designated outside of the development nodes.
Some of these would be very consistent with existing plans and zoning in place
today, while others would be different. Land use intensities outside nodes could
reach a maximum of 1.0 FAR through an amenity incentive system. Land uses
identified by the Steering Committee include:

® Medical office uses along the 116th Avenue NE corridor. The vision is
that medical office would be the emphasis along 116th Avenue NE north of
NE 12th Street due to the proximity of Overlake Hospital Medical Center,
but other office uses (not just medical) could be included as well. The
highest intensities would center on the development node, which could be
located near the hospital at NE 12th Street or further south.
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m Retail commercial emphasis along the NE 20th Street corridor. The

preferred alternative includes retail along the central portion of the NE 20th
Street corridor. This is not an area contemplated for more intense devel-
opment, so uses in this corridor would generally have the same planned
development

intensity as under
current zoning.

Mix of office and housing south of Bel-Red Road. The south side of
Bel-Red Road is, for the most part, planned and zoned for office uses. The
existing development pattern is low-intensity office buildings of one or two
stories. This land use pattern is an appropriate buffer between the uses
north of Bel-Red Road and the single-family residential neighborhoods to
the south. The committee recommended that, while office should remain a
focus, housing should also be included in the preferred vision for this area.

Mixed housing and retail. The area just west of 148th Avenue NE within
the Bel-Red corridor is currently planned, zoned, and developed as
auto-oriented retail uses. Large and medium-size shopping centers are
located in this area, including the Fred
Meyer store on 148th Avenue NE and

Evergreen Center on 140th Avenue NE.
The committee discussed whether the
future development of the area should
include housing as well as retail. They
concluded that, while retail would
remain an important element in future
development, mixed-use development
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with housing in addition to retail should be part of the preferred vision
for this area. The committee also believed this same retail/housing land
use pattern should be in place near Highland Community Center, in the
Sherwood Shopping Center area, and in the triangular area south of
NE 12th Street, east of 120th Avenue NE.

Housing in northwest portion of planning area (south side of

NE 20th Street). The northwest portion of the study area (north of the
Metro base along the south end of NE 20th Street) is shown as housing in
the preferred alternative. This was driven in part by the idea that housing
in this area could take
advantage of view corridors
to the south and west (this is
one of the highest points in
the study area), and would
also benefit from potential
improvements to the West
Tributary stream corridor.

Office. There are a few
other areas outside develop-
ment nodes designated for an office focus. These include the areas along
124th Avenue NE south of Northup Way, and off 148th Avenue NE south of
NE 24th Street. The intensity of these office uses would be substantially

lower than within development nodes.

Retail/commercial southwest portion of study area (south of

NE 12th Street). The southwest portion of the study area (generally south
of NE 12th Street and contiguous to Lake Bellevue) is currently planned and
zoned for general commercial uses, and has a combination of retail, office,
and car dealerships. The committee elected to continue to designate this
area as retail commercial in the preferred alternative.

BEL\RED
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m Cultural/Arts District. The preferred alternative includes a Cultural/
Arts District in the vicinity of the Pacific Northwest Ballet School on
136th Place NE. The concept of the arts district is to build upon the PNB
school concept through adaptive reuse of existing buildings for arts class-
room or rehearsal spaces. This could result in a cluster of studio, rehearsal,
and possibly performance spaces that could be used by artists and/or non-
profit organizations. Uses could also include the creation of crafts such as
pottery, sculpture, and glass-blowing.

Building Heights in Development Nodes

As the Steering Committee began developing the preferred alternative, several
prospective developers in the area stated that they were interested in devel-
opment that could exceed the anticipated maximum building heights of up to

6 stories for new buildings in the corridor. Because greater building heights
were not analyzed in the DEIS, the committee asked that an analysis of potential
building heights of up to 150 feet within development nodes be included in the

Example of Building Height Analysis

- . i

Taller bulldings up to 150 fest

{with 15-foot HVAL penthousa)
wisklsle in the 122nd Avenus NE

tranail node

FEIS. Building heights outside of development nodes would generally be limited
to up to 60 feet, with lower limits in place in areas such as the transition area
south of Bel-Red Road.

There were several components to the building height analysis: visual impacts
from public vantage points; urban form and its impact on community character
and identity; locations of taller buildings in citywide context; relationship of build-
ing height to the Bel-Red implementation strategy; and the desire to maintain a
differentiated economic niche that would not compete with Downtown Bellevue.
An underlying assumption was that base heights would be substantially lower
than any new maximum heights recommended, while taller buildings would be
permitted as incentives to developers who provided amenities in the form of
open space, stream buffers, and other benefits.

Following substantial discussion, the committee’s recommendations regarding
building height are listed on the following page (see map below).

Transit Node

122nd Avenue NE | | 130th Avenue NE

Transit Node

Overlake Hospital
Transit Node

| (e
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Area A

Area B

Area C

Area D

Area E

Overlake Hospital Medical Center vicinity transit node, east of
116th Avenue NE
Recommendation: Allow buildings up to 150 feet

Area east of Lake Bellevue
Recommendation: Allow building heights up to 60 feet, except for areas
within the transit node, which could be up to 75 feet

122nd Avenue NE transit node
Recommendation: Up to 150 feet in core of node, up to 125 feet on
perimeter

130th Avenue NE transit node
Recommendation: Up to 150 feet in core of node, up to 125 feet on
perimeter

152nd Avenue NE transit node (Uwajimaya/Angelo’s Nursery)
Recommendation: Retain height limits consistent with existing
zoning—generally 45 feet and 60 feet, depending on underlying zone

FEIS Analysis of Potential Locations of Taller Buildings

Overiaks Villagel

152nd Avenpn NE Modds,
Redmond bulldings
shown In red.

E

q

o= ] {3k Avenue NE Node |
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Steering

Committee

Recommendation

Section 4 Preferred Alternative

Bel-Red Height Analysis

It is important to note that the committee’s recommendations for additional build-
ing height within development nodes do not equate to more density or inten-
sity—they are a matter of urban form.

An important part of the building height recommendations is their relationship
to the Bel-Red implementation strategy. The Steering Committee identified a
number of enhancements to infrastructure, urban amenities, and the environ-

ment that will be needed to realize the vision of a redeveloped Bel-Red area. It
is anticipated that all development will contribute to this package of improve-
ments. Allowing for taller buildings could be a component of land use incentives
granted in exchange for providing a higher level of public benefit than would

otherwise be required for new development.

Strategy for Accommodating Traditional Light Industrial Uses

Approximately half of the study area is presently planned and zoned for light
industrial (LI) uses. In addition, out of the 750 acres of land in Bellevue zoned
for LI uses, approximately 450 acres, or 60 percent, is located in the Bel-Red
corridor. Therefore, a strategy for “traditional light industrial uses” was an
important topic for the Bel-Red work. Staff and the Steering Committee also
heard many concerns expressed by existing businesses (such as the Coca-Cola
bottling plant) that had been in the area for some time, and were interested in
remaining. Thus, the deliberation on how to accommodate LI uses became an
important part of the committee’s overall discussion.

While there are a number of different uses in the LI-designated portion of Bel-
Red, traditional “LI uses” are generally distinguished as either industrial and
manufacturing (characterized by business activities, manufacturing, assembly,
processing, and similar operations) or warehouse/distribution (characterized

by businesses involved in the warehousing and distribution of wholesale goods
and supplies—typically associated with heavy truck traffic ). Understanding the
unique attributes of the LI zoning was a source of some confusion, because many
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of the area’s service uses (see next section of committee’s recommendation) are
designated in the LI area, although such uses are also located in many other
parts of the planning area and City.

In arriving at the preferred vision, the Steering Committee discussed four
options for how to deal with LI uses in the corridor. After much discussion and
deliberation, the committee decided on a strategy that allows existing uses to
continue, but recognizes that market forces are likely to reduce the demand for
these uses over time. The strategy can be summarized as follows:

Existing LI uses will be allowed and may be continued by future owners.

No new LI uses will be allowed.

B Expansions to existing LI structures will be permitted.
m Discontinued LI uses may not be re-established.
m Destroyed LI structures may be reconstructed.

Existing light industrial uses will not be considered “nonconforming” uses

under the provisions of the Land Use Code. Bellevue’s Land Use Code does

not currently include a term for an existing use that is allowed to continue and
expand its structure, but would not otherwise be

allowed as a new use. Accordingly, a new zoning
term and approach will be developed to address
the treatment of existing LI uses in the Bel-Red
corridor.

Strategy for Accommodating
Service Uses

One of the City Council’s Planning Principles for
the Bel-Red Corridor Project was to build from
existing assets, including the many successful
service-related businesses that serve the local

community. Accommodating service uses is also one of the objectives adopted
by the Steering Committee, and this objective has been widely supported by
existing businesses and members of the public. This theme was consistently
expressed by members of the community from the very beginning of the project.
Therefore, the committee spent considerable time analyzing the composition of
existing services uses in the corridor, and exploring how a future vision should
best accommodate these important uses.

The services sector is very broad, and approximately 50 percent of existing
businesses in the corridor fall into this category. Service uses include health care,
business and professional office, household repair, and auto-oriented services
(such as auto repair). The Steering Committee reached consensus that most
uses in the broad service uses heading, which typically have characteristics of
general retail as opposed to light industrial, would be appropriate throughout
the corridor and should be included in the preferred alternative. The examples
given ranged from medical-related services, to dry-cleaners, to an existing saw
repair shop.

Strategy for Broad Service Uses (Those service uses with characteristics and
impacts similar to general retail)

The committee recommends that all existing and future uses in the broad Service
Uses sector (those services that have characteristics similar to general retail)
should be allowed to occur throughout the corridor (e.g. health care, business
and professional office, household repair).

The committee then shifted to those select service uses that display unique
characteristics typically associated with light industrial uses. This focused
definition of service uses includes auto repair, automotive parts and accessories
(including tire shops), auto dealers and boat dealers (particularly the service/
repair component), car washing and detailing, and towing and car rental. These
uses were distinguished from the many other service uses because they could
have potential impacts on adjacent future uses (such as noise, odor, fumes,
aesthetics) that are similar to those of light industrial uses.
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The committee discussed a range of options to accommodate these specific
types of service uses. After deliberation on the options, the committee
recommended the following:

Strategy for “LI-type” Service Uses in nodes and standalone housing
areas (Existing uses allowed, market forces could pressure)

m Existing service uses will be allowed and may be continued by future
owners.

® No new service uses will be allowed.

B Expansions to existing service structures will be permitted.

m Discontinued service uses may not be re-established.

m Destroyed service structures may be reconstructed.
Strategy for LI-type Service Uses in area outside nodes and outside non-
standalone housing locations (New service uses allowed across the district)

m Existing service uses will be allowed and may be continued by future
owners.

® New service uses will be allowed.
B Expansions of service uses will be allowed.
m Destroyed service structures may be reconstructed.

Service uses with LI characteristics located in transit nodes and standalone
housing areas will not be considered “nonconforming” uses. As noted above,
Bellevue’s Land Use Code does not currently include a term for an existing use
that is allowed to continue and expand its structure, but would not otherwise
be allowed as a new use. Accordingly, the Land Use Code will address the
treatment of existing service uses with LI characteristics in the Bel-Red corridor.
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Principles on Workforce/Affordable Housing

The preferred alternative envisions the creation of 5,000 additional housing units
in the Bel-Red Corridor. Bellevue has not created this much new housing poten-
tial in decades. The committee recognized the importance of this, and also the
importance of developing a thoughtful strategy for incorporating a wide range of
housing types in this new supply. This issue of housing diversity was also impor-
tant to many members of the public. The committee recognized the complexity
of the issue, but felt the need to provide some perspective on how to realize

its vision of creating a variety of housing types available to a wide range of
households. Accordingly, the Steering Committee developed some preliminary
principles on housing that are included as part of its recommendation. These
principles are as follows:

m Vision. One element of the Bel-Red Steering Committee’s vision for Bel-Red
is that the area “will contain a variety of housing types to meet the needs
of a diverse population of varied income levels.” While Bel-Red will likely
include some high-end housing and a predominance of market rate prices,
a deliberate strategy will be required to deliver on this vision of diversity in
housing form and pricing.

® Integration with larger City. As Bellevue continues to experience the
escalating prices of a very dynamic housing market, maintaining some
housing options for low and moderate income workers and households on
fixed incomes is a growing challenge for the City as a whole. The City also
faces challenges in meeting the housing needs for a growing segment of
our labor force who cannot afford the rising costs of housing in the Bellevue
area. While no one area of the city will solve Bellevue’s affordable housing
challenges, Bel-Red provides an opportunity to contribute to City-wide solu-
tions. Housing affordability approaches here should be integrated with the
City’s wider approach to the challenge of affordable housing.
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® Timing. Bel-Red represents an extraordinary opportunity to develop new
capacity for housing in Bellevue, with the potential for 5,000 housing units
in an area that today accommodates virtually no housing. The time to
consider workforce/affordable housing strategies is up-front, as part of the
zoning and land use strategy to create this new housing capacity.

® Multi-pronged strategy. Providing a range of housing choices requires
a multi-faceted approach. Bel-Red implementation should consider a wide
range of options for encouraging affordable housing, including incentives,
tax policy, and regulatory measures.

Transportation Components

To support the development program envisioned in the preferred alternative,
additional transportation system infrastructure will need to be built for all trans-
portation modes—cars, transit, and nonmotorized (pedestrian and bicycle). This
need is not unique to the preferred alternative—new infrastructure would be
needed under all the action alternatives analyzed in the DEIS. Traffic analysis for
the 2030 planning horizon suggests that transportation capacity improvements
would be needed mostly in the western part of the study area, because much of
the potential employment and residential growth would be directed to this area.
The map on page 4-14 shows the major transportation system improvements in
the preferred alternative.

Existing Conditions

m Streets. The Bel-Red Corridor is characterized as having an “immature”
street system. Many arterials within the study area have two lanes and no
pedestrian or bicycle facilities. There are few east-west street connections,
except for the major travel corridors of Bel-Red Road and NE 20th Street on
the perimeter of the study area. In the western portion of the study area,
120th Avenue NE and 124th Avenue NE primarily serve light industrial users.
Avrterials further to the east carry commuter traffic through the study area

and provide local access to retail and service uses.
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m Transit. King County Metro provides limited bus service within the Bel-Red
Corridor. That service is confined primatrily to the roads on the perimeter
of the study area: Bel-Red Road, NE 20th Street, 116th Avenue NE, 148th
Avenue NE and 156th Avenue NE. Several bus routes provide peak-hour
service only, with other routes operating on 30 to 60 minute headways.

® Non-Motorized Transportation. Sidewalks exist on some of the streets,
but the system is discontinuous. Within the interior of the Bel-Red Corridor,
many segments of road have no sidewalks. Bicycle accommodation is
limited to shared roadway facilities; there are no exclusive bicycle lanes.

® BNSF Corridor. This existing rail line runs

north-south in the western portion of the
Bel-Red Corridor and provides only limited
freight mobility. The planned removal of

the Wilburton Tunnel to accommodate [-405
expansion will diminish the rail line’s viability

as a freight corridor. Regional efforts to
acquire the BNSF Corridor would result in
its preservation for public use, potentially
including use as a pedestrian and bicycle
facility.

Future Traffic Volumes

The location and intensity of proposed land uses will determine the pattern and
volume of traffic in the future. Although it is difficult to know what modes of travel
people will choose to use 20 or more years from now, it is important to note that
the traffic modeling provides a forecast that is based on actual existing condi-
tions and assumed future land use and transportation system changes.

Increases in traffic and corresponding increases in congestion would occur in the
Bel-Red Corridor, surrounding neighborhoods, and the regional system with both
the No-Action Alternative and the preferred alternative. In general, traffic volume
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for the preferred alternative would increase by about 10 percent compared to
the No-Action Alternative. This increase would be due in part to regional factors,
including economic growth and land use changes outside of Bellevue.

In the No-Action Alternative, 86 percent of people would drive alone from home
to work, 5 percent would use various ridesharing alternatives, and 9 percent of
commuters would use transit. For the preferred alternative, only 75 to 80 per-
cent are projected to drive alone, 4 to 5 percent would share a ride to work, and
19 percent are expected to take a transit mode.

Work trips in the preferred alternative would increase by about 72 percent over
the No Action Alternative. Because of increased roadway congestion and the
availability of light rail, the use of transit would grow by 285 percent, while the
percentage of carpool users would remain about the same.

Traffic Congestion at Intersections

Modeling results for traffic operations in the preferred alternative are somewhat
counterintuitive. They show that the number of congested intersections is lower
than under the No-Action Alternative, despite the fact that the preferred alter-
native has higher concentrations of commercial and residential development.
Transportation capacity differences between the alternatives explain the results.
For example, the preferred alternative includes light-rail stations surrounded

by high-density uses, resulting in high transit ridership and fewer vehicle trips.
Further contributing to reduced vehicle trips is a land use pattern that provides
employment and housing opportunities close to transit. Also, there are a number
of roadway capacity projects included in the preferred alternative. These differ-

ences would all help to diffuse the potential traffic impacts associated with the
preferred alternative.
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Neighborhood Impacts

Traffic modeling for the preferred alternative shows that new development in the
Bel-Red corridor, combined with development around the region, is projected

to cause some increase in traffic on arterials such as 140th Avenue NE and

116th Avenue NE that
traverse residen-

tial neighborhoods.
Mitigation for poten-
tial traffic impacts on
arterials must create

a roadway character
that alerts drivers that
they are in a neighbor-
hood and encourages
them to drive accordingly. Medians, special paving, and other options for
mitigation are identified in the DEIS. Specific measures to address traffic volume
and speed on arterials will be developed in coordination with the affected
neighborhoods.

Traffic-calming devices and traffic control measures would be considered on a
case-by-case basis for non-arterial streets meeting Bellevue’s Neighborhood
Traffic Control Program criteria within residential neighborhoods in and around
the Bel-Red Corridor.

Light Rail

The proposed light rail route between downtown Bellevue and Overlake would
traverse the Bel-Red Corridor. An alignment through the center of the corridor
along approximately NE 16th Street would maximize the potential to create
transit-oriented, mixed-use neighborhoods and employment areas. Prior to
the development of the light rail system, enhanced bus transit can help support
additional land use. When light rail is operating, “feeder” bus service can be
reallocated to connect neighborhoods with the light rail stations.
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As described elsewhere in this report, the planning in the corridor has been based
in part on a decision by Sound Transit and the City of Bellevue to develop light rail
through the Bel-Red corridor as part of Sound Transit’s East Link project, which

will extend light rail from downtown Seattle to Redmond. The plan focuses
development around transit-oriented nodes, and is designed to encourage
mixed-use development in ways that depend on, and will also support, transit
service. Itis important to note that if light rail does not come to the area during
the project’s planning horizon (2030), the overall land use plan and development
program will remain valid. However, the intensity and timing of development
may need to be adjusted to reflect the level of transit service that can be deliv-
ered to the corridor by other forms of transit in the interim.

While the Bel-Red Corridor Project identifies a preferred alignment and station
locations, and anticipates that a light rail maintenance base may be located
somewhere in the Bel-Red corridor, the Sound Transit Board is the final decision-
making authority regarding light rail.

Stations. Station locations in the vicinity of Overlake Hospital Medical Center,
122nd Avenue NE, 130th Avenue NE and at 152nd Avenue NE/NE 24th Street in
Redmond’s Overlake Village would support the Bel-Red Corridor land use vision.
About three-quarters of residents and employees in the preferred alternative
would have convenient, walkable access to the light rail stations.

BEL\RED
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Ridership. During the morning peak hour, the preferred alternative would
generate substantial demand for light rail within the Bel-Red Corridor itself, with
about 1,800 boardings and 5,300 alightings. This level of ridership is attributed
primarily to the proximity of the light rail stations to areas of mixed-use housing,
commercial, and retail uses.

Non-Motorized Transportation

The preferred pedestrian and bicycle system consists of sidewalks and bicycle
facilities along roadways and stream corridors, plus a paved multi-purpose path
on the BNSF railroad right-of-way. The preferred alternative offers the potential
to create transit-rich development nodes and neighborhoods in which walking
and bicycling opportunities abound. Some bicycle facilities would be geared
toward the commuter, and others geared more for the recreational cyclist. Links
to local parks and connections to the regional system are part of the vision. A few
key components of the non-motorized transportation system are highlighted
below.

® BNSF Corridor. As noted above, the BNSF corridor may be acquired and
preserved for future public use. Providing multiple access points to the
BNSF corridor would allow opportunities to enhance the local and regional
non-motorized transportation system. In accordance with the rail-banking
legislation under which the BNSF corridor would be acquired, the corridor
would be used in the short
term for non-motorized
transportation. Long-term
use is envisioned to include
the trail together with a
light rail or commuter rail
system.
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Section 4 Preferred Alternative

m Stream Corridor Trails. A component of the Bel-Red Corridor “Great Roadway Projects
Streams” vision (described later in this chapter) is to make use of the o .
. . ) To support the 2030 land use development program, additional roadway infra-
stream corridors for multiple purposes to enhance the community and
the environment. The riparian corridor along the West Tributary of Kelsey

Creek is particularly well suited for a future trail system that would connect

structure would be required within the Bel-Red Corridor, along with improved
connections to downtown Bellevue and to SR 520. New or extended east-west
arterials are proposed for corridors along NE 4th Street, NE 10th Street and NE
16th Street. Arterial improvements and expansions are proposed for 116th Ave
NE, 120th Ave NE, 124th Ave NE, and NE 136th Place. 130th Avenue NE would
be redeveloped as a pedes-

the BNSF Corridor to Bel-Red Road. A pathway and sidewalk system that
is more urban in character along Goff Creek would knit together the new

neighborhood. Trails are envisioned along other stream corridors in the
area as well, and might be developed in partnership with adjacent private
property owners.

trian-oriented retail street. The
following list and map describe
the roadway capacity improve-
ment projects in the preferred
alternative. Intersection improve-
ments would also be necessary
for the transportation system

to function properly; these are

shown on the map and are
described in the FEIS.

Recommended List of Transportation Projects

R-1 Northup Way, two-way left-turn lane west of 120th Avenue NE

R-2 Northup Way, add eastbound through lane between 120th and

. . . . . 124th Avenue NE
® NE 16th Street. As a major future arterial and light rail corridor, an exten-

sion of NE 16th Street is also proposed to be the primary component of an R-3 NE 4th Street Extension, 116th to 120th Avenue NE, four lanes

east-west non-motorized transportation system. Providing a high quality . . . .
R-4 116th Avenue NE, develop to include two lanes in each direction plus

pedestrian and bicycling environment along this arterial would create
a center turn lane

auto-free access between neighborhoods, to regional trail systems, and
to light rail stations. The east-west pedestrian and bicycle corridor is also R-5 120th Avenue NE, widen to five lanes between Northup Way and
intended to be the connective facility that links the various north-south trails NE 4th Street

and sidewalks.

R-6 124th Avenue NE, widen to five lanes between Northup Way and Bel-Red Road

Steering
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Section 4 Preferred Alternative

R-7  130th Avenue NE, redevelop to two lanes Preferred Alternative Transportation Improvements
plus on-street parking between g
NE 16th Street and NE 20th Street S E
R-8 NE 16th Street, five-lane roadway, linking ; : , AR ;
core of study area to Downtown e h ; @ i 111 S
Bellevue via NE 12th Street { REDMOAD 7 1
i g el
R-9 NE 16th Street: : E'
— East end treatment with terminus at _ Station E d
5 s !T:u'\iuumlm il IIIIIIIIIII‘;IEI\“"“' 2

NE 20th Street via 136th Place NE

— Five-lane to three-lane reduction following
along 136th Place NE

— Continue three-lane section to
NE 20th Street along 136th Place NE -

a2

P

— Two-lane non-arterial connection between it [ _-  T 113
136th Place NE and Bel-Red Road Dl - R12 L :
NE 12TH 517 | !
R-10 NE 10th Street/ I-405 overcrossing "E'R"iﬁ i3 *"":-"-""“’
R-11 NE 10th Street extension, 116th to Lo
& ol NEBTH 5T . a7
124th Avenue NE Four-lane roadway with % ‘\o*ié I -0 i %
= G 2 ! I-16
turn pockets i 5 A
‘._.. NE 4TH 81 . i i NF"J'H,,-: ‘
R-12 NE 12th Street: IS )
— Widen to six lanes between 112th Avenue E e 18
NE and new NE 16th Street connection "
— Reduce functional class and capacity LEGEND
between new NE 16th Street and D E:L::i ii:rridm Moial E;;EEI: LR statio ecatons: umber cfand oreferred Alternative
124th Avenue NE :"D"::ememﬁ permctenchd e 1 Transportation Improvements
sty Y i Botantial LRT A 038 0Shues Bel-Rar Gnrridar Final EIS

R-13 SR 520 and 124th Avenue NE interchange,
complete the interchange by
constructing ramps to and from the east
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Section 4 Preferred Alternative

Riparian Corridor/Green Infrastructure Components: The Great Streams Strategy

As described earlier in this report, several streams run

Placemaking

through the Bel-Red area. These riparian corridors
suffered severe impacts during the development
that occurred in the area in the 1960s and 1970s, prior
to the advent of current environmental regulations.
One consistent message from the community was

an interest in improving these corridors, and the
Steering Committee made this part of their overall
recommendation.

Four principles of stream restoration are embodied
in the Bel-Red Corridor “Great Streams” Strategy:
place-making, habitat enhancement, greenways and

trails, and green infrastructure. The preferred alterna-
tive embraces the concept of enhancing the stream
corridors to attain these multiple benefits. While there
are opportunities along each stream corridor, and
each degraded stream system will accrue incremental benefits as redevelop-
ment occurs, the greatest opportunities for enhancement have been identified
along the West Tributary and Goff Creek.

Along the West Tributary, a natural systems approach would create wider buffers
for habitat and open space. Trails, passive recreation areas, environmental
education, and stormwater management are among the uses envisioned for this
stream corridor. In particular, a trail following the creek that connects Bel-Red
Road and the future BNSF Corridor trail will provide an important component of
local and regional non-motorized transportation.

Goff Creek enhancement opportunities present an urban approach that
highlights the creek as an important feature in urban plazas, where people can
see, hear and touch the stream and watch salmon as they migrate to protected
spawning areas. Much of Goff Creek south of NE 16th Street is currently in

Steering
Committee
Recommendation

Habitat Enhancement

Green Infrastructure

Goff Creek south of Bel-Red Road

Greenways and Trails

a pipe. “Daylighting” this stream segment can create a significant urban
amenity and improve fish and wildlife habitat in the creek as a whole.

Achieving this vision will require wider riparian corridors than currently exist, plus
acquiring and developing “opportunity areas” where elements of the parks and
transportation systems interface with the streams. Improving stream conditions
and corridors in Bel-Red will not be accomplished through additional regulatory
requirements. The baseline regulations would be those in the City’s existing
Critical Areas Ordinance. Enhancements to the stream corridors are planned to
be accomplished through use of incentives that would offer increased density
and/or building height to achieve greater setbacks. City investments would also
play a role at key locations where parks, transportation, or stormwater projects
could be integrated with habitat improvements.

BEL\RED
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Section 4 Preferred Alternative

The use of green infrastructure—or low-impact development techniques—would
be encouraged throughout the study area, so that properties not immediately
adjacent to a stream corridor would also contribute to environmental enhance-
ments. Low-impact development techniques manage stormwater in a manner
that allows rainfall to

Low Impact Development
and Green Infrastructure Strategies

infiltrate into the soil on the
site, or even to be used

on the site, rather than
running off quickly and
carrying contaminants into

nearby streams. Green
infrastructure would be incorporated in private-sector redevelopment, and also
in transportation infrastructure and parks. “Green streets” would have abun-
dant street trees and areas of landscaping to improve stormwater runoff, and
in places, porous pavement would reduce the amount of runoff. A number of
techniques are available, and a customized green infrastructure approach could
be crafted to suit each location.

Opportunities for Stream Restoration

Each stream in the Bel-Red Corridor has been rated using criteria to indicate
whether stream conditions are good, moderate, or poor with respect to the
overall stream health and habitat suitability for fish. These ratings have been
used to identify and prioritize the potential fish habitat and riparian rehabilitation
opportunities of the
streams. The focus of
potential enhancements
is on improving the eco-
logical health of streams,
as well as creating open
space amenities for the
community.

Steering
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Section 4 Preferred Alternative

All streams in the Bel-Red Corridor are degraded to some extent. Ecologically

speaking, those with the least number of constraints are those with the high- : -
. i i o . West Tributary Vision
est potential opportunities for rehabilitation. Types of constraints include fish
passage barriers, impervious surfaces and buildings adjacent to streams, piped Bsting Loadians S ——
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streams, and poor water quality.

Opportunities to enhance Bel-Red Corridor streams are related to the potential

land use changes adjacent to the stream and in the watershed. Ecological Components of the Vision: Natual System Emphosis

analysis, coupled with the opportunities inherent in recommended future T T T e e P
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land uses, indicates that enhancement efforts should be focused on the West
Tributary and Goff Creek. Removing fish passage barriers, daylighting piped
stream segments and restoring riparian habitat would transform these streams

. . . . . " Impiementation Opticns
from their degraded conditions into community and environmental amenities. '

rails / Sirean Erduncerment

= Pyivai b (o e
Tty ko el Pl Tt

= P/ PIrErE (LR 1T AR
e it i bon e s oy
S R ST

 Erscm scasam

Parks/Open Space Components

The Bel-Red corridor is a component part of the City’s larger system of parks,
streams, wetlands, plant, wildlife, and cultural/recreational elements. The
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preferred alternative supports park and community service enhancements that
will help create and sustain new neighborhoods.

A robust park and open space
system is a key element of the
Bel-Red vision. Beautiful and
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functional open spaces will help
transform the area, support
new residential and commer-

cial uses, improve the environ-
ment, and be an asset for the
broader Bellevue community.

A “critical mass” of parks and
open space is needed. The
preferred alternative includes
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Section 4 Preferred Alternative

expectations for a park and open space system that is based on an urban
approach to determine the type, amount and location of space. The Bel-Red
park and open space system would be implemented through a mix of public
funding and private development with potential City incentives.

Embedded in the preferred alternative is a park and open space concept that
would be implemented as follows:

m Utilize opportunities along stream corridors, especially the West Tributary
and Goff Creek, to enhance open space, provide fish and wildlife habitat,
develop trails, and improve stream water quality.

m Develop community park facilities that can serve new Bel-Red residents
and employees as well as city-wide patrons.

® Provide neighbor-

BEL\RED
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hood “pocket” parks,
particularly in areas
of new residential
development, and link
these with sidewalks
and trails.

both the local and regional scale, including major non-motorized facilities
along the extended NE 16th Street, along the West Tributary of Kelsey
Creek and along the Burlington Northern Santa Fe railroad corridor.

Develop connective

trails and corridors at

Incorporate “green infrastructure” in park development to provide
community amenities and watershed benefits by allowing for stormwater to
infiltrate on site through such features as swales, rain gardens, and pervi-
ous pavement.

Manage the area’s natural resources in a sustainable manner to preserve
and rehabilitate environmentally sensitive natural areas.

Consider the Bel-Red Corridor study area as a suitable location for a poten-
tial major recreation facility that would meet an identified city-wide need
for both indoor and outdoor recreation. Elements such as indoor soccer,
basketball, fithess activity, an aquatic center, and outdoor sports fields are
potential components. If this city-wide facility were to locate in Bel-Red, it
should also serve as a community park for the new neighborhoods in this
area.

Some of the committee’s vision for parks and open space is captured on
the preferred alternative map. Other elements cannot be precisely sited
in advance of additional work on land assembly opportunities, road and
trail projects, the interface with redeveloped stream corridors, and other

factors.
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Section 5

To implement the Bel-Red Corridor Project
land use and transportation vision will require
a comprehensive, challenging effort that will
equal or exceed that of the planning process.

In the near term, implementation will involve

a complex and interrelated set of City actions

that will require further deliberation by City In the near term, implementation of the Bel-Red vision will consist of the following

L . . eneral components:
Boards and Commissions, the City Council, 9 P

. . . C hensive Pl d t
and the public. In the longer term, implementing " “omprenensive Flan amendments

. , L . ® Land Use Code amendments
the plan will require a combination of private

redevelopment and public facilities, and a ® A phasing plan

long-term commitment that will need to be well Afinancing plan

® An update or successor to the Bel-Red Overlake Transportation Study

thought-out, yet flexible, as it proceeds.
(BROTS) agreement
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Section 5 Implementation

The committee considered a number of specific details relating to these various
items. These are listed and described in more detail below.

Comprehensive Plan Amendments

Comprehensive Plan amendments will capture the Bel-Red vision from a policy
perspective, provide background and context, and provide the basis for regu-
latory decisions, public investments, and other implementing actions. Two parts
of the Comprehensive Plan would be amended. The first part is the General
Elements—such as Land Use and Transportation—that apply citywide and also
must be consistent with the Bel-Red vision. The second set of amendments would
be to the Subarea Plans, which map the area land use and describe specifics
about the vision and how it is to be implemented.

Comprehensive Plan amendments are anticipated to include:

B A new Subarea Plan for the Bel-Red area that articulates the vision for the
area’s future.

® A new land use plan map for the Bel-Red area.

m A detailed description of the necessary transportation infrastructure and
parks and open space system to support anticipated development. The
plan will be developed in a manner that protects arterial road, transit and
pedestrian/bicycle system right-of-way.

m The City’s preference for Sound Transit’s light rail routing and stations
through the Bel-Red Corridor.

® Modified level-of-service (LOS) standards for the Bel-Red area to acknowl-

edge the creation of a higher intensity mixed-use area with multi-modal trans-

portation choices. The standards would change from an average volume/
capacity ratio of D (0.85) to E+ (0.95). This would be accompanied by policy
direction to consider amendments to parking standards, transportation
demand management (TDM) measures, improved local transit service, and
other mechanisms to reduce SOV use and encourage other travel modes.

BELD\RED
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® Amendments to other Subarea Plans and the Comprehensive Plan General
Elements as necessary to be consistent with the new Bel-Red vision.

Land Use Code Amendments

The Land Use Code is the document that establishes the regulatory structure for
new development and redevelopment. These regulations will implement the
Bel-Red vision as follows:

m Direct a majority of the office and residential development capacity to
identified transit-oriented development nodes.

m Establish three transit-oriented development nodes of higher density,
mixed land use:

— Overlake Hospital Medical Center vicinity: intended principally for
office/medical office uses

— 122nd Avenue NE: intended principally for office use with some
residential and retail

— 130th Avenue NE: intended principally for residential and service uses

In addition to these three nodes, there is an opportunity on the east side of
Bel-Red to take advantage of a transit station in Redmond’s Overlake district.

m Utilize an incentive zoning structure as follows:

— A base floor area ratio (FAR) and height would be permitted outright,
with the maximum FAR/height to be achieved only through participation
in an amenity incentive system.

— Amenities would include stream restoration, “green” infrastructure,
affordable housing, parks and open space, and other potential
amenities.

— Administrative Design Review would be required for individual projects,
and master plan review for large phased projects.

Steering
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Section 5 Implementation

m Allow for a continuation/expansion of existing service and light industrial Phasing Plan

uses in the manner described elsewhere in this report. . . . )
One foundation for the Bel-Red Plan has been the integration of planning for

m Provide for a range of housing densities and types. land use and transportation. This same integration needs to take place with
. . . respect to implementation. Neither the land use nor the transportation infra-
m Require development to meet basic standards and requirements, and to . .
. . . . structure can be accomplished all at once. A phased approach to both wiill
participate in the Bel-Red financing plan. . . ) . .
ensure that adequate public facilities are available to support new residential

m Provide for light rail facilities including light rail guideway and stations, and commercial development. Phasing will:

electrical power systems, and an operations and maintenance facility. . . L .
® Link new commercial development to the City’s incremental expansion

m Explore use of regional transfer of development rights (TDRs), a tool of multi-modal transportation capacity, supplementing the City’s current
intended to help preserve rural open space, habitat and resource lands concurrency system.
proposed by the Cascade Land Conservancy. This idea should be further

evaluated in the context of the full suite of investments needed in the
Bel-Red corridor.

Steering
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Section 5 Implementation

m Allow residential development, which will bring home and work trips in
the area closer together, to occur as the market warrants, limited only by
concurrency.

m Rely on the current development capacity in the BROTS (Bel-Red Overlake
Transportation Study) Interlocal Agreement, until the agreement is modified
or expires.

Financing Plan

Key to the phasing of public facilities is the financing available to pay for them.
Funding for public facilities is anticipated to come from a variety of public and
private sources, with Bel-Red development paying for a significant share of the
infrastructure and amenities needed to transform the area. A comprehensive
financing plan will:

m Provide an overall funding strategy to accomplish investment needed to
support the development program.

m Link financial participation with benefits derived from the investments.

® Include examination of a broad array of financing strategies, including
impact fees, benefit districts, Local Improvement Districts, use of new tax
revenues from new development, general CIP investment, outside grants or
loans, and other strategies as appropriate.

® Be coordinated with the land use incentive system, which can also provide
for some of the area’s infrastructure and amenities.

® Be robust enough to provide for the first phase of infrastructure investment,
along with investments in parks and other amenities to support residential
development in the first development cycle.

BELD\RED
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Bellevue/Redmond Growth Impact Reconciliation

Both Bellevue and Redmond have engaged in separate planning efforts that
will intersect where transportation facilities are involved. These neighbors wiill
engage in joint efforts to understand the transportation system impacts from
growth, and devise a method to mitigate those impacts that cross City borders.
This reconciliation process is intended to:

® Model the combined effects of growth from both cities’ plans to identify
transportation system impacts.

m |dentify key infrastructure projects and growth phasing to maintain mobility
and mitigate interjurisdictional impacts.

® Fund interjurisdictional impact mitigation from development occurring in
Bellevue and Redmond.

m Require the current agreement between the two cities to be modified or
re-drafted, extending the timeline consistent with each city’s updated plan-
ning horizon (2030).

Conclusion

Achieving the Bel-Red Steering Committee’s vision will require more than just
adopting changes to City plans and codes. It will require an ongoing, vigilant
effort to advance the vision over the long term. This may include the need for
staff devoted to coordinating plan implementation, development of a local asso-
ciation of businesses and residents (such as the Bellevue Downtown Association),
and new financing mechanisms. The Bel-Red area has the potential to be an ex-
traordinarily vibrant, unique, and environmentally sustainable area of Bellevue
and the greater Eastside and Puget Sound region. It will require a dedicated,
ambitious, and on-going implementation effort to get there.
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A Vision for the Triangle

Imagine the Triangle District as a vibrant, mixed-use neighborhood of
homes, shops, restaurants, offices and public plazas. There is a mixture of
housing ranging from single family homes along tree-lined streets, to
brownstones and townhomes along local streets, to apartments and
condominiums above offices and storefronts on the primary commercial
corridors. The centerpiece of the Triangle is Worth Plaza, south of Bowers
Street. As a lively triangle-shaped place it is a metaphor for the District as a
whole, lined with shops, residences, and sidewalk dining.

The Triangle District is a walkable neighborhood. It features wide, tree-
lined sidewalks along comfortable streets that are safe for pedestrians and
bicyclists as well as automobiles. Roadways are designed so traffic flows
calmly through the District. Narrow streets are lined with pedestrian-
oriented buildings that reveal plazas filled with gathering spaces, greenery
and public art.

The Triangle District is a stage for bold and distinctive architecture that
creates a unique identity for the neighborhood and City. Building masses
are the primary features, replacing the bleak parking lots that currently
dominate the landscape. To accommodate the increase in activity,
inefficient surface parking will be replaced by well-organized parking
structures integrated into the streetscape.

This vision for the Triangle District creates a vibrant, mixed-use
neighborhood filled with interesting destinations that attract people from
across the region and provide Birmingham residents with an integrated
neighborhood in which to live, work, shop and recreate.

Triangle District Urban Design Plan | Birmingham Michigan I
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Goals and Objectives

An analysis of conditions and goals of the community was conducted
through a two-day intensive design charrette, with acknowledgement to
existing City plans (see sidebar). The process involved the Planning Board,
City staff, Triangle District business and property owners, residents and the
general public in a public forum that included a walking tour of the District,
one-on-one and group interviews, and topic-specific focus groups. The
outcome was a set of policy objectives and physical plan concepts to guide
public and private decision-making in the Triangle District as follows:

e Improve the visual appearance of the area, its streets, alleys, public
spaces, and buildings by establishing guidelines for design and
implementation of public and private projects.

e Improve the economic and social vitality by encouraging diversity of
use and opportunities for a variety of experiences.

e Better utilize property through more compact, mixed-use
development.

¢ Link with Downtown across Woodward's high traffic barrier.

e Improve the comfort, convenience, safety, and enjoyment of the
pedestrian environment by create an inviting, walkable, pedestrian
neighborhood and setting aside public plazas.

e Organize the parking and street system to facilitate efficient access,
circulation, and parking to balance vehicular and pedestrian needs.

e Encourage sustainable development.

e Protect the integrity of established residential neighborhoods.

This plan is intended to provide a general framework for the
redevelopment of the Triangle District. While some of the plan graphics
show specific road alignments and development scenarios, these are
illustrative of desired development form. The plan should be considered
flexible in its implementation to reflect and respond to site-specific
conditions and opportunities on a case-by-case basis.

Triangle District Urban Design Plan | Birmingham Michigan 3

Charrette Participants

The goals and objectives of this plan were
developed through a process of public
participation and are built upon the goals and
objectives of the following preceding plans:

= General Village Plan (1929)

= Birmingham Design Plan (1963)

= Urban Design Plan (1993)

= Downtown Birmingham 2016 Plan (1996)
= Eton Road Corridor Plan (1999)
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Triangle District Urban Design Plan

Webster

Development Plan Summary

Infill development and redevelopment is recommended to create a distinct
character for the Triangle District while complementing the Downtown
and surrounding neighborhoods. Redevelopment of the Triangle should
create an urban environment that is inviting and walkable. There should be
mixed-uses within buildings to create a strong synergy of multiple uses with
24-hour/7-day-a-week activity.

The area should become a self-sufficient neighborhood with mutually
supportive residential and commercial uses. While commercial uses along
Woodward Avenue could be more general, community service,
commercial uses in the heart of the Triangle and along Adams should be
oriented more towards serving the immediate neighborhood. Residences
and offices should be located in the upper floors above the shops and
offices at street-level.  Attached single-family, live-work, and other
residential uses should also comprise a portion of street-level uses,
especially along Elm Street and adjacent to existing single family residences.
First-floor retail, especially restaurants, bistros, and cafés, should be
encouraged but not required in the heart of the District.

Building Design and Placement. Buildings should be designed in a
contemporary style and oriented toward their primary street. Designs
should incorporate sustainable building elements for the site and the

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

Building Height. Varied building heights are recommended to properly
frame the streets and provide the massing necessary to relate to the scale

4 Triangle District Urban Design Plan | Birmingham Michigan
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Public Open Space. Opportunities are created for integrating public
plazas and open space as part of any redevelopment. This includes small
plazas on individual sites and larger open spaces that serve as neighborhood
focal points. Recommended realignment of Worth Street creates the
opportunity for a triangular plaza, referred to as “Worth Plaza,” as the
primary focal point for the redevelopment of the Triangle.

Identity and Wayfinding. Architectural designs will differentiate the
Triangle from the rest of the City. A coordinated system of public and
private signs will uniquely identify and direct visitors around the District.
Signs will complement the City’s established Signage and Wayfinding
Program.

Circulation. Improvements to streets and intersections highlighted in this
plan will help to reduce speeds on local streets, improve safety for vehicles
and pedestrians, and ensure proper access to residences and business.

Parking. Parking needs to be provided more efficiently than the current
configuration of disjointed surface parking lots. Redevelopment should
incorporate multi-level parking structures and maximize the use of on-
street parking. More efficient use of shared parking facilities will allow for
redevelopment that is more pedestrian oriented and less dominated by
parking lots.

The development plan is a long-term vision for the Triangle District; the
pace and order of which is dependent on a variety of factors. To facilitate
the orderly and successful implementation of the plan, a phasing plan has
been developed. (See the Implementation section.)

Triangle District Urban Design Plan | Birmingham Michigan 5
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Building Heights

@@ad) Building height should then step down to 4-5 stories in the interior
of the Triangle District along the narrower streets. Buildings adjacent to
single-family residential neighborhoods should be limited to three stories.

Height bonuses of up to an additional two stories will be allowed for
developments that offer certain public amenities. These could include
making public parking available in private parking structures, providing
public open spaces,

improvements to the public streetscape or

incorporating energy-efficient green building design into structures.
Payments to an escrow account designated for off-site amenities should be

accepted in lieu of providing them.

CpPeRNficorsIndIVaRyingItheNmMasSINEIoABUIdINgSY Taller building should

also be setback from nearby residential neighborhoods.

In order for the Triangle District to efficiently redevelop, parking will need
to be provided with multi-level parking structures. The largest public
parking structure will be required in the vicinity of Worth Plaza and should
be located between the plaza and Woodward to take advantage of the

highest allowable heights and best access.

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

‘Conceptual Height Cross-Section
8 Triangle District Urban Design Plan | Birmingham Michigan
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Height Defines Streetscape

With the tallest buildings along Woodward Avenue, the heights will
transition down to a level more compatible with the single-family
residential neighborhoods and more appropriate to create the desired
sense of enclosure for the narrower rights-of-way of the Triangle District’s
internal streets. In most cases, buildings in the interior should range
between three and five stories. Those buildings within a minimum distance
to existing single-family residential homes are limited to three stories.
Shorter building heights are appropriate to frame the smaller scale of
single-family residential streets.

Triangle District Urban Design Plan | Birmingham Michigan 9
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arch 2005 and October 2006, all of which
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November 2005.
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PROJECT CONTEXT

EAST WASHINGTON AVENUE
CAPITOL GATEWAY CORRIDOR

A andow TS R i

RELATIONSHIP TO
DESIGN DISTRICT 1

A key implementation mechanism of thi
Urban Design District #8 covering the er
for the Design District were developed s
and are intended to further the four Cor
by further refining the recommended te
Plan provides a foundation for the stand
District ordinance. It establishes the goa
area and it documents the context to be
development and redevelopment proje:
City of Madison that this Plan be a “livin
referred to in the consideration of propc
redevelopment projects. Accordingly, de
business owners, neighborhood residen
encouraged to become fully familiar wit
proposed development projects will be
recommendations as well as the more d
standards.

STUDY AREA

Located in the heart of the East Isthmus,
Washington Avenue Corridor have been
planning efforts. While those plans prov
recommendations, this BUILD planning |
date that attempts to look at the Corridc
and its importance to the Isthmus, City «
the more significant/recent planning eff



DITIONS

ridor is the primary transportation spine

y of Madison, and plays a prominent role
of the city. The Corridor is bounded by
-on the north and south, and First and

. The Corridor’s location between the Dane
State Capitol positions it at the

and future redevelopment potential.

the Capitol, there are a number of other
f the Corridor, the most significant of

ALE

portation patterns reflect the

of rail-connected industries in the area
gton Avenue and Wilson Street. To the
es line East Washington Avenue and
rominent beyond this area within a

the south, commercial and industrial
Villiamson Street where residential uses
or is actually at the northern edge of the
t of the East Isthmus. The predominant
) to East Washington Avenue, therefore,
outh sides of the Avenue.

currently have very little visual effect on
beyond the existing MG&E power

ller structures, the area is dominated
as of parking and storage. However,
rtunity for outstanding views to both
om taller buildings.

d of a hierarchy of street types:

Iso U.S. Highway 151, the central spine
orimary entryway into the city of

s considered to be the “Gateway to
olic to the city and state.

re arterial roadways, marking the
of the study area. Portions of these

3. Paterson, Ingersoll, and Baldwin Streets are collector or minor arterial streets that cross East Washington Avenue.
These streets provide critical north-south connections to important retail and community gathering centers
along Williamson and East Johnson Streets.

4. East Main and East Mifflin Streets run parallel to East Washington Avenue. East Mifflin Street is primarily a residential
street while East Main Street is heavily commercial and industrial with limited traffic that relates mostly to those uses
located directly on it.

5. The remaining streets are secondary streets currently carrying light vehicular and pedestrian traffic.
OTHER TRANSPORTATION CONNECTIONS

A confluence of railroad lines occurs within the Corridor and will likely affect development densities and land uses in the
East Isthmus. Scenarios include plans for regional commuter rail, light rail, or a local trolley system. The rail system is
important as a transportation asset, a potential orientation for redevelopment, a noise source, and as a barrier to
circulation.

The Capital City Trail passes near the Corridor. It is a recreational and commuter asset that adds value to the area’s location
and influences the uses and urban design recommendations.
SURROUNDING DEVELOPMENT PATTERNS

Although land use and transportation play an important role in the redevelopment of this Corridor, there are place-specific
“edges” that also will shape development. These edges, shown in Figure 2, are primary parameters that define logical
boundaries, create a likely redevelopment area, and determine the variety, size and shape of future redevelopment sites.

These edges include:
B Well-defined residential edges along the north and southeast.

B Important public and quasi-public institutions, including Burr Jones Field, Breese Stevens Field, Reynolds Field,
Lapham School, and the MG&E campus.

B The Yahara River Parkway.
B Commercial and industrial buildings along most of the south edge of the Corridor.

Surrounding, building scale includes a variety of heights and massing, ranging from small two-story homes, mostly to the
north, to moderate-sized office buildings, to larger footprint industrial and commercial buildings, mostly to the south.



PARAMETERS OF
POTENTIAL REDEVELOPMENT

EAST WASHINGTON CORRIDOR
lIrR AN IESI R ARIAL VCIT

Nno greater than the Pase Or the Lapitol dc
about 180 feet above the ground in most
area). This limitation applies to sites betw
Street. In addition, the Federal Aviation Ac
the airspace of the Dane County Regional
entire Corridor and restricts building heig
median sea level, or approximately 160 fe

The view of the Capitol from East Washinc
importance. The Capitol comes into view
development will never directly block the
has occurred along John Nolen Drive, red
Avenue will affect the “framing” of the Caj

PARKS AND OPEN SPACE

Parks and open spaces are urban amenitie
BUILD Capitol Gateway Corridor will be pt
redevelopment patterns and densities. As

open space amenities include:
B Yahara River Parkway

B Burr Jones Field

W Breese Stevens Field

B Reynolds Field

B Capital City Bike Trail

B The proposed “Central Park”

CuLTURAL RESOURCES & PUBLIC INFRASTRU

The location, size, character, and pattern:
infrastructure also will influence urban de

As shown on Figure 2, these include histo
and places, and public infrastructure. The:

Madison Historic Landmarks and con
Lapham Elementary School

MG&E campus and power plant

State Capitol power plant

Johnson Street commercial area
Williamson Street corridor

Electrical power lines along East Mair

Excellent infrastructure, especially rec

Madison Metro Transit main offices ar

On Figure 2, “Madison Landmarks” are tho
and are already designated as a local land
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ARCH 30, 2005,
G

as held at Lapham School to
d desires for the Corridor and to
ance to them. Following a brief
fforts on the Isthmus, members of the
ey Values for the study to focus on in
ransportation/ Accessibility, Building
Business Development. Figure 3
e Key Values identified by the public

INITIAL SURVEY
OMMITTEE

lic meeting, the project Steering

n a detailed list of nearly 90 potential
prised of the recommendations of
s on the East Isthmus as well as new
staff and the project consultants.
heir level of agreement/disagreement
Figure 4 contain the Key Values receiving
by the entire Steering Committee at

1. Protect Capitol views

2. Create a grand gateway, promenade to the Capitol

3. Create a destination/identifiable sense of place

4. Increase density of Corridor while still respecting all of the
other key values

5. Create/retain employment-based uses

6. Create/retain neighborhood-scale services

Summary of Key Values Identified by the Public at the meeting on March 30, 2005

7. Ensure compatibility among uses along C
8. Ensure compatibility of land uses and ch:
Corridor and surrounding neighborhood
9. Protect and enhance pedestrian walkabili
10. Preserve the many significant, historic st
11. Create a transit-compatible neighborhood
12. Minimize the negative effect of parking

Summary of Initial Survey of Key Values by the Steering Committee

Character of Development

1. Fully utilize infrastructure/reduce urban sprawl
2. Provide vibrant mix of businesses

3. Protect neighborhood character

4. Enhance recreation open space

5. Create live-work environment

Identity

6. Preserve and enhance attractiveness of area to the “new,
creative workforce”

Building Facades & Architecture

7. Create a dynamic skyline

8. Encourage high-quality development that is visually
compatible with architectural context

9. Enhance pedestrian experiences through architectural design

Streetscapes
10. Create pedestrian-scale environments and public spaces

11. Encourage visible building activity

12. Bury overhead utility wires

13. Encourage and support public art

14. Encourage energy-efficient and low-glare outdoor lighting
15. Emphasize grand entranceway.

Neighborhood Character, Compatibility & Cc

16. Ensure compatibility along Corridor with
neighborhoods.

17. Ensure development adjacent to public ar
facades and bicycle and pedestrian conne

Employment
18. Retain and attract high wage employmen

19. Retain and attract businesses that provide
employment to Isthmus residents

Types of Businesses

20. Provide incubator space

21. Provide post-incubator space

22. Attract light industrial and office busines

23. Focus business development on job creat
family-supporting wages, and neighborhc

Transportation
24. Coordinate transportation options and lan

25. Establish an efficient and safe transportat

Trucks
26. Respect US-151 as a regional commuter

Parkin
27. Provide (public and private) parking for



DEMOGRAPHIC AN
MARKET CONDITIO

RESIDENT PROFILES

A profile of those living on the East Isthn
to the north, Lake Monona to the south,
and Blair Street to the west) finds the are

B A HIGHER SHARE OF YOUNG, SINGLE PERSON
Madison’s households have children,
in the East Isthmus do. The median a
29.7 and 31.3 for the City as a whole.

B A HIGHLY EDUCATED WORKFORCE. Over 64
of the East Isthmus have either a Bact
the City, this figure is just over 48%.

B SLIGHTLY LESS DIVERSE THAN THE REST OF T
INCREASE IN DIVERSITY OVER TIME. Althoug
East Isthmus are white, as compared |
ethnic diversity is expected to increas

B A COMMITMENT TO ALTERNATIVE TRAVEL MC
of the East Isthmus residents reportec
their car, as compared to 66% for the

B A HIGHER PERCENTAGE OF RENTAL HOUSING.
units were rentals, as compared to 50

B SLIGHTLY MORE AFFORDABLE RENTS. Those
affordable, however, than the City as
of $616 per month, compared to $62




e key findings indicated by the market

2se summaries are intended only to

and are not intended to be used

rket conditions. In fact, some project

ook exception to the data and some of the
cetings. Past and current market

pear in mind that the scope of

, Corridor is vast. Accordingly, future

e new residents and employees they will
gnificantly influence future market trends

the Services and Government industries
dy Corridor, with 489 (30%) and 348

. Major employers in the Corridor (shown
as and Electric (MG&E), Metro Transit, and

D

rs where people leave an area to obtain
ther words, the residents’ needs are not
inity causing them to shop elsewhere. On
ents that experience more than 90% leakage
and of $1 million or more in expected

n in Figure 6. There are a number of factors
ess for new business at both locations
the customer base, but opportunities may
> segments, particularly as the customer
sidential development.

lus of certain industry segments, meaning
the area than there are customers in the

inesses tend to draw people into the area
yments on the East Isthmus that have a 20%
n consumer demand within the immediate
ome businesses, like restaurants and taverns,

ents can be very positive and actually
more of these uses even though the data
ver-served”. For other business types, new
icult to get off the ground in areas that
petition. Accordingly, the importance of
sinesses is dependent on the specific type
hat are beyond the scope of this Plan.
ovided here is helpful in understanding the
inesses within the East Isthmus.

Figure 5: Major Employers in the East Washington Avenue Corridor, 2005

Business Type of Business Location Number of Employees
in Corridor
Madison Gas Utility Company 133 S. Blair 700
& Electric
Metro Transit Urban Transit 1101 E. Washington 460
System Avenue
Research Indoor Air Quality 1015 E. Washington 231
Products Products Manufacturing Avenue
Don Miller Auto Dealership 801 E. Washington 100
Auto Group with Vehicle Avenue

Service Garage

Figure 6

Source: City of Madison Office of Business Resources and Vandewalle & Associates, 2005
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Figure 8: Madison Office Vacancy Rate by Location for
All Classes of Space

Source: Grubb & Ellis| Oakbrook, 2005
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Grubb & Ellis/Oakbrook annually produce
the most current being published in earl
for 2005 have been provided for this Plan
advance of publication of the 2006 report
rates by class of space over the last severa
rates in Madison declined overall due to a
office space and despite slight increases i
Due to a four-year low in construction of
space in 2004 actually exceeded the comy
to the report, given the lowered vacancies
new projects under construction, develop
space are expected to increase.

The area within the Corridor is split bet
and East side office markets, with the di
Street. Figure 8 provides vacancies for all
and East side for all types of office space
to the report, Downtown vacancies were
State’s continued efforts to cut employ
decrease in asking rents for existing spac
other hand, are down, although the ove
at 18.2%. In conversation with the prima
D. Caulum, much of the vacancy in the E
Class C space, lies within the Corridor. Hc
buildings in the Corridor could be upgra
which, as noted above, does appear to h

MARKETING & BRANDING

The Corridor has several significant assets
and innovative employers such as direct y
state offices; the University of Wisconsin ¢
Downtown employers; a highly skilled an
views; and historic buildings. However, th
perceived disadvantages, such as: a lack c
of parking. As indicated by the market da
space, there is potential for increased bus
lot of competition within Madison and D

Corridor’s favor, though, is the ongoing cc
commercial and low-scale residential parc
high-rise condominiums. The is having the
new office space of all types toward the E
those businesses and non-profits needing
and State offices.

Currently, the “market” has difficulty see
growth potential and locational advante
Although recent, large-scale developme
increase interest in the area, the Corrido
marketed and “branded” in order to real



etermining the Corridor’s future development
East Rail Corridor Plan, completed in 2004,
lstering employment uses. The Corridor’s
er major activity/economic centers makes it
and creative industries, including the arts, as
fits needing proximity to the Capitol (see

SES

e majority of other regional office

are located outside of central Madison. These
e City and the suburbs, such as Fitchburg,
ington Avenue Corridor presents a

loyment in the heart of Madison, near transit

. The importance of keeping jobs within the
en people live closer to where they work,

nal roadway systems and greater potential to

on, such as transit, walking and bicycling. In

ential to creating and maintaining a healthy

nt continues to flourish and densities
ployment options on the East Isthmus, the
balance of employment and residential uses,

rridor uniquely positioned for employment
antages and the highly educated and
neighborhoods.

ential in the Corridor include:

s - providing affordable and flexible work
ed entrepreneurs, such as recent graduates
apital to invest in buildings and

d Uses - providing creative/off-beat spaces
ho prefer to co-locate with allied businesses
work environment, many of whom are

us.

hat focus on the emerging regional and
phasize family-owned farms, locally grown
et and hand-crafted foods, and related food

usinesses needing direct proximity to the
ffices, such as trade organizations, and
rations elsewhere in Wisconsin or the U.S.
apitol.
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ilar goal.

IC VIEW OF THE

acks to protect the view of

ghts for buildings that
nue that may then step up

1cks to frame views of the
 one side of East

d varied roof designs
a walling/canyon effect of
 effect of flat and uniform

ind exterior colors that
ind do not attract
the Capitol.

G NEIGHBORHOODS

ther with the existing
ods, provides
he Corridor.

rve the needs of the
lopment within the

e existing commercial uses
he Corridor.

es, adopt height limits and
de a compatible street

s, incorporate building
sistent with the existing

Orient primary vehicular entries to side streets, where possible, and
locate service areas in internal courts to minimize development-related
traffic and effects on East Mifflin and East Main Streets.

Provide building orientations and scales, streetscape features, and
public gathering areas along the north-south side streets to create
safe and inviting pedestrian and bicycling connections between
the neighborhoods and East Washington Avenue.

Enhance street-oriented activities and concentrate streetscape
amenities on corners with signalized crosswalks across

East Washington Avenue to encourage and direct pedestrian traffic
between the north and south sides of the street.

PuBLIC IMPROVEMENTS

8.

Provide transit shelters and other amenities that serve
neighborhood residents as well as users of the development within
the Corridor.

I1l. FIRMLY ESTABLISH THE CORRIDOR AS AN EMPLOYMENT

CENTER SUPPORTED BY TRANSIT

LAND UsEs

1.

Permit a broad range of employment land uses, especially on the
south side of East Washington Avenue.

Permit a mix of integrated uses within areas designated as
employment to support the needs of employees and employers
(such as small-scale retail, personal and business services, and,
possibly, limited residential or live-work spaces) - discourage
free-standing commercial and residential development in these
areas.

Encourage development of housing where identified as
appropriate on the north side of East Washington Avenue that
would be attractive to employees on the south side to increase
live-work options.

BuLK STANDARDS

4.

Permit intensive development of parcels identified for employment
including a high percentage of lot coverage, high floor area ratios,
and multiple stories as an off-set to high land costs and to
maximize existing infrastructure investments.

BUSINESS DEVELOPMENT

5. Work with existing businesses to determine future plans and
needs so they can grow and prosper in their current location.

6. Work with existing property owners to develop a complete
inventory of available space, lease rates, and build-to-suit
opportunities.

7. Develop marketing materials and a marketing strategy to actively
promote the Corridor to new and expanded businesses.

TRANSPORTATION AND PARKING

8. Recognize East Washington Avenue’s designation as the primary
auto and truck route into downtown to and from the east, and
ensure that development patterns do not inadvertently direct
through traffic to other east-west streets on the Isthmus.

9. UseTIF funds and other revenue sources to provide parking,
transit, and related public amenities needed to attract new
employers to the Corridor.

10. Provide incentives for employers/employees to use transit and
modes of transportation other than automobiles.

11. Develop additional transit options including commuter rail
and/or streetcars.

12. Use TIF and other programs to encourage the building of
shared-parking facilities concurrent with new development.

13. Widen sidewalks and add streetscape amenities to encourage
pedestrian activity along East Main Street.

14. Recognize that mobility is the key to area’s redevelopment and
encourage a full range of transportation options to move people,
goods, and services within and through the Corridor.

IV CREATE AN INVITING, VIBRANT BOULEVARD ALONG
EAST WASHINGTON AVENUE

LAND UsE

1. Promote a mix of active ground floor uses consistent with the
land use plan.

BuLK STANDARDS

2. Establish uniform minimum and maximum heights for buildings
fronting directly on East Washington Avenue that may then

etk mim 1 1vm omr A mirrim mtarmis Eomnm AN A v s o~

o e s e

3. Incorporate uniform se
a comfortable environt
distances from moving

4. Incorporate compleme
from one side of East \
the Capitol and provid

Orient main building e
incorporating entry plz
elements.

DESIGN GUIDELINES

6. Develop a consistent f
other landscaping witl
terraces, and medians
of the Corridor to the ¢
views of the Capitol.

7. Create a consistent rhy
of the Corridor to the ¢

8. Incorporate uniform se
entry plazas, and outd
dining and art display:

9. Incorporate design ele
stepbacks, that clearly
upper floors and that
environment for pede:

10. Provide a high level of
buildings - prohibit lar

11. Require a continuous,
interruptions for vehic
unless no other optior

12. Respect and highlight
stepping back new de

13. Promote the use of hic
and materials that inc
materials, energy effic
green roofs, etc.

TRANSPORTATION AND PA

14. Prohibit new surface p
along East Washington



IMPLEMENTATION TECHNIQUES

Figure 13 indicates the implementation

On CﬂpitOl Gateway Corridor important for realizing each Core Develc

defined in greater detail in the followinc

Core Development Principles

=
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Establish Corridor as
Employment Center
Supported by Transit

Protect & Enhance Respect & Strenghthen Create Inviting &

Vibrant Boulevard

Iconic View of Capitol Existing Neighborhoods
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Figure 13



undation on which all other aspects of
n to the Core Development Principles,
recommendations are existing land

s called for in past planning efforts. The
 Plan contained on Figure 15 seeks to
eighborhoods and long-standing uses
Iso seeking to maximize the

oyment center as envisioned in the East

marized in Figure 14 are those defined
ensive Plan, and the Future Land Use
rally consistent with the Generalized

in the City’s Comprehensive Plan. Please
e Plan (2006) for a further description of

Figure 14: FUTURE LAND USE DEFINITIONS

City oF MapisoN COMPREHENSIVE PLAN (2006) FuTure LAND UsSE DISTRICTS

Medium-Density Residential: Medium-Density Residential
Districts are locations recommended primarily for relatively dense
multi-family housing types, such as larger apartment buildings and
apartment complexes. The Medium-Density designation is also applied to
portions of some established neighborhoods that are composed primarily
of “houselike” residential buildings, although there may also be a scattering
of apartment buildings. In these areas, the Medium-Density designation
reflects the large number of houses that were originally built as multi-unit,
duplex, two-flat, or three-flat structures, or have subsequently been
converted to contain several dwelling units. In these situations, it is
recommended that these areas continue to maintain the “house-like”
character, and the designation is not intended to encourage further
conversion or replacement of existing housing with apartment-style
buildings, except as may be specially recommended in an adopted
neighborhood or special area plan. Note that there may be little outward
visible difference between portions of these mixed-housing-type
neighborhoods designated as Medium-Density and those portions
designated Low-Density.

Community Mixed-Uses: Community Mixed-Use areas should be
located adjacent to Medium- and High-Density Residential areas whenever
possible. As an alternative when adjacent to Low Density residential areas,
the Mixed-Use district should be large enough to include a significant amount
of relatively high-density housing within the defined district. Community
Mixed-Use districts should also be located along existing or planned
high-capacity public transit routes, and a transit stop should be located at, or
very close to, all activity center focal points within the district. Because of
their location along transportation corridors, it is recommended that many
of the city’s aging strip commercial centers and suburban-style shopping
centers be considered for eventual redevelopment as Mixed-Use districts.

Employment: Employment districts (as distinct from Commercial
districts) are recommended as predominately office, research and specialized
employment areas and generally do not include retail and consumer service
uses serving the wider community. Limited retail and service establishments
primarily serving employees and users of the district are encouraged.
Although primarily used to identify relatively large, multi-establishment
employment districts, such as the University of Wisconsin Research Park,
the designation may also be applied to an individual property, such as a
hospital, for example.

El Park and Open Space: Park and Ope
recommended locations for public parks, sol
outdoor recreational facilities, conservation
management drainageways and detention ¢
relatively extensive uses that have an open ¢
recommended for eventual development wi
park features, including urban squares, greel
shown, although they are encouraged in nei
areas. Similarly, smaller stormwater managel
shown. The exact location and extent of mo:
in greater detail in the Madison Park and Op
neighborhood and special area plans.

EAsT WASHINGTON AVENUE CORRIDOR PLAN
Use DISTRICTS

Building from the generalized future land us
Comprehensive Plan, this Corridor Plan sugg
refined mix of uses:

@ Employment: Principal uses that are
Comprehensive Plan definition of Employme

- Commercial: Primarily retail users, su
adjoining neighborhoods and businesses, as
users, that are compatible with residential u:

Residential: All housing, including a
and mix (including live-work units), which cz
adjoining neighborhoods from the more int
within the Corridor.

- Park: Public parks and open space in
Burr Jones Park and the Yahara River Parkwa

@ Mixed-Use: The solid color represent
and the stripe color indicates the secondary
vertically and/or horizontally.

Recommended locations for ground fl¢
those that appeal to customers in the distric
neighborhood, which are intended to genera
adjoining sidewalks, including outdoor dining

Possible locations for shared parking
Transportation and Parking sub-section of tk
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d, the character, look and feel of the

Bulk Standards to be applied to new

clude building setbacks (distance from

evel facade heights (heights of lower

e), stepbacks (upper floor “indents”
aximum building heights.

eights, building setbacks directly affect
r from the perspective of pedestrians.
acks throughout the Corridor.

ouilding stepbacks. These are the

ns of buildings that are taller than the
t be stepped back from the facade wall
ce in the elevation to achieve the

level and, where an angle is specified,

buildings on smaller-scale development
ditional benefit of building stepbacks is
2eds that rush down the faces of tall
 sidewalk.

> a significant effect on the character of
ve of pedestrians and motorists. Lower
lines help keep pedestrians from
ouildings, and consistent street level

e view of the Capitol looking down the
» heights shown on Figure 17 provide
nge of heights at the setback lines.

d these heights must provide a

Setback Stepback
nuM-Mmaximum) (minimum)
15' 15'
5-20' 30°

15' 15'
15' 0-15™
15' 15
)
5-10 15'
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INTERNAL BUILDING
HEIGHT STANDARDS

EAST WASHINGTON AVENUE

Maximum BUILDING HEIGHTS

RECOMMENDED MAXIMUM HEIGHTS

Maximum building heights will have a
intensity of development and character
any other bulk standard. However, previ
need to be considered as well as local, s
Applicable regulations include the Capit
contained in both City and State regulat
Administration (FAA) Airport Approach |
path clearances around the Dane Count
the northeast of the Corridor). The Capit
apply within the Corridor from Blair to |
cover the entire Corridor. Recommendat
East Rail Corridor Plan also covered builc
of East Washington Avenue.

Recommended building heights along t
Figure 18. Height is provided in stories, t
of 9 to 12 feet (15 feet for ground floors

heights should have fewer stories accore
15 stories is indicated, the maximum he
or equal to the Capitol View Preservatio

or about 180 feet above the ground), an
variance is granted by the FAA to exceec
height (1009 feet AMSL, or about 160 fee
heights in the Corridor above the FAA i



iew Preservation height limits, the FAA
dations of the East Rail Corridor plan for

on Avenue within the study area. Figures
building height limits recommended in
sides of East Washington Avenue.

, this represents the maximum height, in
g bonuses. Consideration of bonuses
on of amenities as described in Plan
Gateway Corridor Plan Minutes of
heights with bonuses are 15 for 12*, 10

at the recommended maximum heights

astablish an “envelope” for development.

s and blocks are expected to have
ts and towers that result in a skyline
pen spaces as shown on Figure 22.

Capitol 5 Blocks
—

EXISTING BUILDING
HEIGHT LIMITS
EAST WASHINGTON AVENUE
CAPITOL GATEWAY CORRIDOR
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PRroOFILE CROSS SECTIONS

Figure 23 indicates the locations of the s
shown in Figure 24. These cross sections
discussed above for each location.

Please note in Figure 24, this represents t

allowed without requiring bonuses. Cons
dependent on provision of amenities as d
Committee Capitol Gateway Corridor Pla

2007. Maximum heights with bonuses ar
6*.
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URBAN DESIGN PRINCIPLES
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LINES

ds, the design guidelines included in
n the Urban Design District #8
elopment is sensitive to the “context” of
ext includes the land uses, sizes and
spaces, and transportation facilities,
velopers must take into account when
poses of identifying the existing
d for the primary streets (East
Street and East Mifflin Street) and the
on, the Corridor has been segmented
h having a unique set of

e public rooms of the Corridor. It is

in some ways preserve the existing
s in these public rooms. The public
] East Washington Avenue will be
while East Main Street will be

y as a more prominent and important
e 28).

n Avenue should be formal and uniform
g orientation, setbacks, and street level
e recommended bulk standards; yet at
sting, vibrant character with variety,

e Figure 29). The scale and amount of
ould vary along the Avenue along with

, however, should always frame the

s, East Washington Avenue should be
adison’s front door to employment and
thoroughfare that should remain
connections for pedestrian and transit
ering and activity. Key intersections at
streets should have active urban open
ansit riders provide an active presence
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Blair to Ingersoll Streets - This is a working
industrial functions, and parking lots whil
many small and established businesses.
become more pedestrian friendly as a st
retain its cluster of historic industrial brick
facades should include pedestrian entries
and loading areas should be concealed w
north-south side streets, where possible.

Dickinson Street to the Yahara River - This
buildings, industrial businesses, parking |
development. While the area is currently
revitalized as an active street with pedest
on-street parking serving both the new r
reuse of historic buildings on the north. £
are recommended for the north side of t
more intensive development should be ¢
Washington Avenue frontage and step d
Street frontage.

Figure 29: East Washington Avenue Character

In order to achieve a consistent and cohesive
appearance along East Washington Avenue, as well as a
diverse and interesting Avenue environment, some urban
design elements should be consistent and others should
vary.

Yahara River to North First Street - This se
to have, a residential character. Traffic shc
B Uniform setbacks and low speed; development/redevelop
be concentrated toward East Washingto
existing homes on the south side of East

Unifying Elements

B Limited palette of building materials

B Consistent Streetscape design and amenities

B Focused view of the Capitol EAST MIFFLIN STREET

Blair to Ingersoll Streets - This segment i
and light industrial uses; a number of p

B Gateway features Stevens Field, Reynolds Field, and Laph

of residential uses. Future plans for this
defined streetscape at a walkable, pede:
parking. The area should remain mixed us
and public uses connected by the existi

B Lower street level facade heights

B Signage types and locations

Elements Adding Variety

B Archifectural styles Ingersoll to Dickinson Streets - This is pri

® Overall building heights (within defined limits) area with tree-lined streets. This area shc
with on-street parking and be protectec

B Areas of different focus (i.e., river orientation, development along East Washington Av

neighborhood orientation)

m Areacs of different scale (i.e., neighborhood scale, YAHARA RIVER & THORNTON STREET

Corridor center scale, park orientation) The Yahara River frontage and Thornton St
uses that do not relate to the river or the ri
become an active, recreation and pedestri
residential and mixed-use/retail developm
development should be cohesive with the
pathways and underpass and should tie in
development should provide adequate se
frontage on Thornton to provide solar acce
structures fronting on Burr Jones and the




en identified within the Corridor,
lopment, uses, street level activity, and
ities that may influence redevelopment.
n design recommendations for

ng redevelopment within each area.

st to the Capitol. The dominance of the
outh side means that most

> north side. A symbolic structure placed
Jashington Avenue west of Blair would

| be surrounded by permanent, quality
of Blair Street and East Washington

 this gateway to the Capitol.

Redevelopment:
| commercial uses

t and East Washington Avenue

tate Capitol power plants

nd Das Kronenberg Condominiums
-density residential

outh side of East Washington Avenue

arcels on the north side of

st proposed buildings in the Corridor
th Paterson and Ingersoll Streets. This

e employment center where people
foot to work in taller, urban-scale

- views to the city, surrounding lakes and
ngs in Segment 2 could surround

s who utilize these active public spaces
1gs. Across the street from the

Iti-story residential buildings and

o liAa lAaviAl A€ Al v v ritvs ~fFAar Iiiecim A e e

Factors Potentially Influencing Redevelopment:
B Existing utility, office, and industrial uses
B Landmark presence of Breese Stevens Field
B Adjacent to Reynolds Field and Lapham School
]

Clusters of landmark buildings on the south side of
East Washington Avenue

B Proximity to MG&E power plant, storage facilities, and ATC
transmission line

B Importance of Paterson and Ingersoll Street intersections
B Larger and contiguous parcels - including whole block ownership

B Existing redevelopment proposals

SEGMENT 3

Segment 3 is characterized by the predominance of the Marquip campus and
Metro Transit. Enhancements on the south side of East Washington Avenue
should frame the Capitol building and shape the facade of Marquip as it
becomes active with new businesses. Across the street, a vibrant, small-scale
mixed-use commercial development could serve the upstairs residents of the
development and the adjacent neighborhood. Pedestrian nodes at Ingersoll
and Baldwin Streets would allow cross-Corridor connections.

Factors Potentially Influencing Redevelopment:
B Existing office, commercial, industrial, and residential uses

B Large existing commercial/industrial facilities (e.g., Marquip and
Metro Transit)

B Activity at Baldwin and Ingersoll Street intersections

B Proximity of single-family residential neighborhood to
East Washington Avenue

B Proximity to rail and proposed Central Park

B Shallow redevelopment sites and alley on the north side of
East Washington Avenue

SEGMENT 4

This Segment serves as the nexus of rail, bus, bike, boat, and auto
transportation in the Corridor. The Segment presents the opportunity for
riverfront office, residential, and commercial development with a master

.

river and recreational areas. Residents and wi
buildings could lunch along the river and rer
the Segment.

Factors Potentially Influencing Redevelopm
B Existing office, commercial, industrial
B Borders the Yahara River Parkway
B Activity at Baldwin Street intersection
B Adjacent to new Yahara riverfront resi
B Railroad line passes through area and c
B Large contiguous parcels

B Irregular shaped remnant parcels

SEGMENT 5

In Segment 5, the Capitol Building comes in
North First Street when approaching from tl
the new Yahara River bridge. The south side
employment/mixed-use, with decreasing he
East Main Street. On the north side, resident
Burr Jones Field with distant views to the lal
down toward North First Street and the low
east. Transparent facades would allow visibi
East Washington Avenue. The river in this ar
entertainment, residential, commercial, and
outdoor activities connecting to the river pe

Factors Potentially Influencing Redevelopm

B Existing commercial and residential u
Borders the Yahara River Parkway and
Importance of North First Street inter:
Proximity to City maintenance facilitie
Includes, and adjacent to, existing sin

Railroad spur passes through area and

Large contiguous parcels
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WASHINGTON AVENUE
OL GATEWAY CORRIDOR

Preservation of industrial era historic structures

Create pedestrian plazas at East Washingtan
Avenue cormers (Paterson St.and Ingersoll 5t

Orient buildings to Breese Stevens Field
Enhance Breese Stevens Stadium

Enhance Stadium Plaza

Use histaric Kluetter Grocery warehouse (901 East
Washington) as architectural precedent for street level
building height

Scale buildings and orient activity areas compatibility
with Lapham School,

Maintain solar access to Lapham School

Scale buildings at frontage compatibility with
Main St.scale

Orjent buildings to respect and take advantage
of views to Reynolds Field

RO OC

reminent building to corner of East
iton Avenue and Blair St

iidings compatibly with Market Place
2nts at Mifflin St.and Blount St.

iidings compatibly with new residential
ment an west side of Blair 5t.

ate design with potential redevelopment
lds Storage site

ildings compatibly with Das Kronenberg
ial tower

| location of shared parking structure

nfill sites compatibly with shallow lots and
‘historic structures

ate new development with MGE Campus Plan

L IMGAES

0 &phd
Tawen

residential development

Scale buildings compatibly with adjacent
residential properties

Create pedestrian plazas at East Washington Avenue
comers (Ingersoll St. and Baldwin 5t

Enhance landscape terraces at Madison Metro and
Marquip facilities

Reuse historic Marquip facilities
Patential location of shared parking structure
Explore potential rail transit-oriented development

) Recreation/Open Space

Madison Landmark

arguipi () = £

Scale buildings compatibly with existing
residential properties

Scale buildings compatibly with existing re
properties on north side of First St.

Integrate new development with new site :
from East Washington Avenue at Yahara Ri

Locate river-oriented master planned devel

Integrate development with Yahara Parkwa
pedestrian circulation

Utilize site gradient in site, building, and pa

Utilize views of and access to Burr Jones Fie
redevelopment asset

Explore potential use of rail air rights

Preserve industrial era historic structures

Scale bui Fdin%s compatibly with adjacent e
proposed Mifflin St.and Main St.properties

Incororate bike and pedestrian connections
Maintain solar access to Yahara Parkway

Locate river-ariented master planned devel

Integrate development in with Yahara Park
pedestrian circulation

Explore potential over/underpass at rail to |
plan development

Coordinate circulation with Mifflin St.

Locate shared parking structure

Integfate new development with site acces:
Washington Avenue at the Yahara River Bric

Incorporate historic architectural elements
industrial era

Locate public art



tches intended to convey the sense of

or once the land uses, bulk standards,
ed. Figure 31 provides a perspective
son walking along a typical block on




riding in a car along a typical block on E
of the buildings in Figures 31 and 32 are
reflective of what could happen. Howev
intended to be place- or building-specif
of the desired character and feel of the

Figure 32




"ATION AND PARKING

 of the Madison Comprehensive Plan is that land
ortation planning must be integrated and work
ally true for the geographically compact area of
1d East Isthmus where the Capitol Gateway

cale and intensity of development shown in this
it demands on the existing transportation system,
ysis and implementation of alternative modes of
lopment potential indicated by the

s and bulk standards in the plan cannot be

natic decrease in the percentage of employees,
the area using personal automobiles. In addition,
d access points for large parking areas need to be
10t to conflict with the Core Development

n and character recommendations in the Plan.

he implementation of strategies and programs to
arking typically required for individual

> Capitol Gateway Corridor in order to reduce the
olume which must be devoted to parking and to
the existing transportation system.

development potential along the East

bitol Gateway Corridor is substantial, the more
ignificant amounts of development, and

t development, is relatively moderate. It is

) the Corridor as an employment and business
er time as projects consistent with the adoption
2d, and as the improvements and amenities
pitol Gateway Corridor Plan, the East Rail

nt neighborhood plans are implemented.

t the long-range options to provide alternative

) to serve the Downtown and the Isthmus
ington Avenue Capitol Gateway Corridor and
community-wide basis. The Plan, however, also
ods should be used to encourage the use of
nsportation and to reduce the demand for
project basis as development occurs. The City
Iress both the long-term need to better integrate
s serving the Isthmus with land use planning and
n demand management and traffic effects on a

Downtown/IsTHMUS AREA TRANSPORTATION AND PARKING STUDY/PLAN

In order to manage current and future transportation demand across
multiple modes and to integrate the transportation infrastructure and
services needed to serve the land use and development recommendations
emanating from the City’s adopted plans, the City should commit to the
development of a comprehensive multi-modal Isthmus Area Transportation
Plan and Parking Strategy. This multi-modal planning initiative should bring
together and coordinate the recommendations from the transportation
studies recently completed or currently underway including:

1. Transport 2020 Commuter Rail

2. Madison Streetcar Study

3. Platinum Bike Task Force

4. Ad Hoc Long-Range Madison Metro Committee

5. Parking Utility Strategic Plan and Policies

6. Metropolitan Planning Organization 2030 Regional Transportation Plan
7. High Speed Intercity Rail

Figure 33 shows the current possible future transportation services covering
the Corridor.

Components or elements of such a study should include:

Establishing a realistic vision, expectations, and strategy for how people and
goods will move to, through, and around the Isthmus in the future (a
2030-2040 planning horizon is recommended).

Expanding upon, and incorporating into an updated Isthmus Area
Transportation Plan, the recommendations of the Madison Comprehensive
Plan, the MPO Regional Transportation Plan, and several mode-specific plans
currently being prepared.

Focusing on maximum inter-operability among present and future modes.

Introducing a fiscal policy perspective to balance investments across all
modes.

Integrating Downtown and Isthmus Transportation Plan recommendations
with the various land use recommendations included in adopted plans,
including the Comprehensive Plan, Downtown Plan, Corridor Plans,
neighborhood plans, and special area plans.

Both the City of Madison Comprehensive Plan and the Madison Area
Metropolitan Planning Organization’s Regional Transportation Plan
recommend an update of the Isthmus Area Traffic Redirection Study that was

substantially completed in 1979 and followec
studies of particular recommended compone
plans request traffic studies to evaluate chan
address specific traffic concerns and issues w
Studies such as this, while including the dowi
broader in order to adequately evaluate alter
alternative choices.

Traffic circulation studies for individual neigh
study for the downtown/Isthmus area, includ
Area Traffic Redirection Study, would conside
automobile traffic to, through, and within the
evaluate the role of transit and other transpo
people and goods through and within the Ist
implications of traffic on the downtown, the |
the larger community would need to be con:
reflective of elements commonly included in
transportation plan.

To conduct an analysis such as this and prep:z
Transportation Plan would be a significant m
multi-modal travel-demand and travel opera
would be required. Data requirements to fee
the travel demand and operations models we
public participation effort would also be reqt

A multi-year transportation planning initiativ
above including an update of the Isthmus Ar
should include all modes of transportation ar
the implications for the Downtown/Central B
neighborhoods, existing commercial corridor
community. Because the vitality of the City’s |
neighborhoods is directly related to the heal
extension the region, significant changes in t
access to, from, within, and through the Isthn
considered. The cost and time involved in un
Isthmus Area Traffic Redirection Plan (as recol
Comprehensive Plan) should not be underest
identify adequate resources and budget fund
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A comprehensive transportation and parking strategy will enable higher
density development to occur in a more sustainable manner; will enhance
mobility for employees, customers, visitors and residents; will differentiate
the Downtown and greater Isthmus from suburban centers and be a catalyst
for more successful growth.

ALTERNATIVE TRANSPORTATION MODES AND PARKING EFFECTS

Figure 33 (See Page 29) indicates the typical amount of parking required by
professional guidelines and the zoning ordinance to serve a stand alone
100,000 square foot office building and the physical size of the structure
needed to accommodate all of the cars. Without alternative modes of
transportation, programs designed to reduce automobile use for this stand
alone use and initiatives to reduce project-by-project off-street parking, a
significant amount of land area and building volume will have to be
devoted to parking. Methods which can be used to encourage the use of
alternative modes of transportation and reduce the demand for parking
and provide for shared parking among uses within the corridor should be
explored and addressed before individual development projects occur.
Methods exist that can reduce the aggregate need for parking and can be
successfully implemented by businesses and developers working with the
City to address the effects of the proposed development on the City’s
traffic circulation system. These tools include the preparation of
project-specific traffic studies, and transportation demand management
plans, the use of shared parking, parking cash-outs, transit opportunities,
live-work development, and community cars.

PrOJECT-SPECIFIC TRAFFIC STUDIES

Redevelopment projects needing conditional use approval or a zoning
map amendment should submit a traffic study for the development when
requested by the alderperson and by the Traffic Engineer. A typical traffic
study would include a description of the proposed project, an estimate of
the projected transportation and vehicle traffic generation from the
project, and an analysis and recommendations for addressing any potential
traffic congestion or conflicts resulting from the project.

A study would include, for example, recommendations regarding required
parking, site ingress and egress, potential traffic circulation diversion into
or through the surrounding neighborhoods, traffic on primary access
routes and at intersections, and recommended traffic control or traffic
calming measures as may be needed to respond to the projected traffic
increases. This evaluation should be based on the recommendations

phase of the project. The assumptions and re
traffic study should be coordinated and cons
and recommendations used in the transport:
plan. In their review of development propos:
Avenue Corridor, the Plan Commission will c
provided by the traffic study regarding the p
effects, and the adequacy of the measures pi
potential traffic concerns, prior to recommen

TRANSPORTATION DEMAND MANAGEMENT PLAN

Recommend that redevelopment projects ne
approval or a zoning map amendment, and \
Engineer, provide a transportation demand r
and/or participate in a transportation manag
one is available in the area. Transportation M
member-controlled organizations that provic
particular area such as a commercial or empl
an institutional framework to implement TDI
TDM plan should generally describe the app
reducing the number of single-occupant aut
methods the applicant intends to use. These
the transportation choices currently available
they include an agreement to provide all em
price to purchase a monthly Madison Metro
the following options:

e Ride sharing/carpool matching

Preferred parking for ride sharers
Secured bicycle parking, showers and loc
Employee commuting subsidies or award
Emergency ride home program
Employer subsidized bus passes
Provision of real-time transit information
Other options proposed by the employer
single-occupant vehicles and as approve

The provisions of an employer’s TDM plan sh
employees. The plan should describe the trat
proposed development and should provide :
measures the employer will use to monitor tl
Developers are encouraged to seek ways to 1
requirements. The TDM plan should be revie
concert with the Planning Division Director,



of alternative parking, existing and potential income tax dollars. This is a federal program, but staff from Metro Transit

ber of residential parking permits issued within can provide information to interested employers. Another incentive that

site parking or lack thereof on adjacent any employer can provide is purchasing bus passes and providing them to
employees at a discounted rate. This would be in lieu of the cashout
described above but would provide the same benefits to the employer.

arlier in this chapter identifies several possible Live-WORK RELATIONSHIP
1ese are large parking structures that would
could be developed, owned and operated by
ies usually have fewer stalls than the total
liffering work hours and the fact that not

of the time. Further, as use of alternative modes
rridor, the parking needs of new development

| facilities in the spaces that are being vacated by
‘omobile use.

Providing housing for workers within direct proximity to their places of
employment also can yield significant reductions in parking demand, as
well as a host of other benefits. As noted in the previous chapter of this
document, about 53% of the residents on the East Isthmus reported traveling
to work alone in their car, as opposed to 66% for the city of Madison as a
whole. A large number of the alternative trips include walking and riding a
bike to employers who are close by. The opportunity to improve on this
trend should be given serious consideration when planning housing
developments on the north side of East Washington Avenue as a means of

providing housing for those who will be working on the south side.
constructing parking (which can cost in excess

including the cost of land), employers may CoMMUNITY CAR
ees who use other transportation modes. Not
sts, but operating and maintenance costs as
ost-effective for the employer to pay will vary
he parking and the number of employees

Community cars are a growing concept across the country, including
Madison. The Madison program, Community Car
(www.communitycar.com), is a member-based business that provides cars
by the hour to its members. The fleet currently includes several hybrid or
fuel-efficient vehicles stored in locations near the University, Downtown and
East Isthmus. The City and developers should coordinate with Community
Car to provide additional vehicles and storage locations within the East

1 obvious and critically important method for Washington Avenue Corridor as new development/redevelopment occurs.
rway are two transit studies that could have a

a streetcar study being led by the City and the
led by Dane County. However, both are still

d, assuming the studies prove them to be viable.
Vietro Transit continues to provide an important

Under the Madison program the organization owns the cars; however,
there are other models that also could reduce parking within the Corridor.
One such program is the provision of cars for shared use by residents of
new housing projects or employees of new businesses. As part of the
development approval, the developer/business owner would agree to
provide the cars in exchange for a reduction in the number of required

ile still covering costs, Metro Transit parking spaces to be constructed with the development.
e Unlimited Ride Pass Program to very large

yees). Under the program, the employers are
loyees who use the bus. The employer is then

at a substantially discounted rate from the
currently limited to only the largest employers, it
\ployers to negotiate a similar reduced fare




ptions, parking — and lots of it —
ridor; however, it must not dominate
eened with ground floor uses or, at
that belie the parking area behind
oarking should be kept to a minimum
buildings. In general, surface parking
serves, and not in front of it. Surface
corners. Although access to parking
side streets as described below, no
ominated by exposed surface or

s should be limited to the

r possible. Given the high volume of
e and the desired character of the

arking areas and entries off of this
ould be avoided if other access is
not available, access points on East
pt to a minimum by sharing them

er of East Mifflin Street, parking areas

ept to a minimum and, where present,
at directly fronts on East Mifflin

in Street should be minimized by

 streets.

>f East Main Street be viewed as “back
st Washington Avenue. Again, no

y East Main and East Mifflin Streets,
areas or structures.

these various tranpsortation
and for parking within the Corridor.

Office Building

* 100,000 Sq. Ft.
* 100'x 125" Footprint
* 8 Stories

Parking Structure

— Shared Parking
— Parking Ca
— Trans

— Li

+ 300 Car Capacity
= 100" x 180" Footprint
+ 6 Parking Decks
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isting Overall Development

=ntial Overall Development Potential Tenney-Lapham Neighborhood
ows the significant development potential The 30 degree development setbacks along East Mifflin Street will help
along the Capitol Gateway Corridor. preserve the residential character of the Tenney-Lapham Neighborhood

while allowing more intensive development along the East Washington
Corridor.

Existing Yahc

Potential Yahc

The height limit of 3-4 stories along the
help preserve the recreational sett
development potential more cond
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Development

pment potential at the

East Washington Avenue.

street are limited to 3-4
e residential character
the Schenk/Atwood

to the south. A height
ide of East Washington
bdate potential intensive
nter development.

East Washington Avenue Inbound

Yahara River Approach: Existing
Development

Baldwin Street Approach:
Existing Development

Few Street Apprc
Existing Developr

Yahara River Approach: Potential
Development

A 3-to 4-story height limit exists across East Washington
Avenue from Burr Jones athletic fields and open space,
as well as along the Yahara River Corridor.

Baldwin Street Approach:
Potential Development

The former Marquip Equipment manufacturing facility
remains on the south side of East Washington, and new
development may occur on the former Trachte
Properties on the North side near Dickinson Street.

Few Street Apprc
Potential Develoy

The Madison Metro Bus fa
development, limited to 3
opposing half block betwe
and Curtis Court. The 3-st
complement the residenti
Curtis Court.
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et Approach:
Development

on between the lower
) of the most intensive
epback requirement is
f the street, to the left,
f building facades that
riendly to pedestrians.

Brearly Street Approach:
Existing Development

Brearly Street Approach:
Potential Development

The existing Madison Dairy building and Breese Stevens

Field is shown on the right, the north side of the street,
while a high intensity employment facility is displayed
on the south side of the street. This view illustrates the
massing standards as discussed in Appendix 1,

(See Page 34). The light colored building tops illustrate
the bonus available to developers if they provide an
architectural building top or roof element that exceeds
aeneral de<ian <tandardc

Livingston Street Approach: Existing
Development

Livingston Street Approach:
Potential Development

This view towards the Capitol Square from Livingston
Street is in the heart of the four blocks that have the
highest and most intensive development potential.
While some restrictions, such as the 30 degree setback
along Mifflin Street, north of East Washington help
mediate character differential with surrounding
neighborhoods, these blocks still will provide the best
opportunity for intensive employment uses.

Bloun
Pote

This final view illustrate
frame the Capitol Building ¢
to the Capitol Square. Ne
intensive near the Cay
Business District and create
interaction between exi
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East Washington Avenue Outbound

Blair Street Outbound:
Existing Development

Blount Street Outbound:
Existing Development

Livingston Street (
Existing Developn

Blair Street Outbound:
Potential Development

Once at Blair Street the most intensive development
potential is again visible.

Blount Street Outbound:
Potential Development

Livingston Street ¢
Potential Develoj
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Few Street Outbound:
Existing Development

Baldwin Street Outbound:
Existing Development

et Outbound:
Development

d is plainly visible on
rth side of the street.

Few Street Outbound:
Potential Development

The Madison Metro Bus facility is plainly visible on the
south side of the street, while lower-scale development
is seen on the half-blocks between East Washington
Avenue and Curtis Court.

Baldwin Street Outbound:
Potential Development

Marquip on the right, medium-scale development on
the left.

Yahara
Existi

Yahara
Potent

3 to 4 stories on the right to co
uses and to provide ‘breat
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Existing Development Existing Development Existing Developr

Main & Ingersoll Streets: Main & Paterson Streefs: Main & Blount Str
Potential Development Potential Development Potential Develoy
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Development

Mifflin & Brearly Streefs:
Existing Development

Mifflin & Paterson Streefs:
Existing Development
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& Few Streets:
Development

Mifflin & Brearly Streets:
Potential Development

shields the view from
‘Washington Avenue.

Breese Stevens is visible in front of new development,
but acts as a buffer. There are now limited views of the
MG&E smokestacks.

Mifflin & Paterson Streefs:
Potential Development

New residential development is visible here and takes
advantage of the park and open space on the north side
of Mifflin Street.

The 30 degree development st
higher than three stories protes
Dome, and allows new devel
the existing residentia
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Plan is designed such that new
rtential is created adjacent to the
rict. Through its flexible

g and land use recommendations,
elopment of both small start-up
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stablishment of regional or national
cale employment project.

ntral Business District and the
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adison’s public transit system, open

ows for unique development

idor.

lustrated on the right, shows how a
needing over one million square
2,200 parking spaces could develop

the Corridor.

roject does not even use the site to
In order to create a development
dings, the building’s massing is

> tower elements, each of a different

r semi-public/private open spaces are

t redevelops an existing historic brick

ban office park development,

es approximately the same amount of
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siness District, the University, and is a
able land on the periphery of the

d 44 further refine the massing studies
ovides a clear example of how the use
provide a radically different perspective

o AN
Two City Blocks (Brearly - Livingston Streets):
Each 330 feet by 600 feet = 210,000 sqg. ft. each

T

Development Potential:

Block 1: 600,000 sq. ft. of employment uses and 1,120 parking spaces

Block 2: 600,000 sq. ft. of employment uses and 1,120 parking spaces

**This development scenario also provides a large common open space, and does not
fullv build out the develobment to the maximum massina as allowed bv the Plan’s

Comparison Offic
The two green blocks sym
city blocks within the Cap

Similar in size to our devel
national headquarters dev
approximately 1 million sc
2,200 parking spaces.






= r : e
b S, ..H. T LT
" S eebabdddo LA fh JIL LT

e = ’ = %

———

e

=25

b

07 iR T AP TR

Fid 4
2 £ £
o "
- - e T A - -
= Vi = & TR 7
T £ 8 S R

3 N y X |
..bl..wwxl...r.....\l‘.hwr.hrl.l.a:: o

|
!
[




D FEBRUARY 5, 2008

le the redevelopment of certain portions of the
sessed values over time but these changes
legree of certainty.

f the East Washington Capitol Gateway Plan
st Washington Capitol Gateway Corridor Plan
ment to the City of Madison Comprehensive
uide future land use and development within
ridor.

nsive Plan adopted January 17, 2006 (Substitute
idoption of neighborhood plans and special
lhborhoods and other development and

and

air Street, East Mifflin Street, East Wilson Street
lington Capitol Gateway Corridor, and

on Avenue Road Reconstruction Projects and

s, including the 2004 East Rail Corridor Plan, the
brhood Plan, the 1998 Yahara River Parkway and
> Neighborhood Center Master Plan, the 2000

8 Emerson East-Eken Park Neighborhoods Plan,
1borhood Plan, recommend that more detailed
ashington Capitol Gateway Corridor to identify
e, urban design changes and implementation
1t and redevelopment within the Corridor to
nmunity objectives regarding business and
opment, infrastructure planning, streetscaping,
nd

ateway Corridor Plan follows the format of the
es additional and more detailed

f land use, urban design and implementation
areas; and

ateway Corridor Plan Advisory Committee,
ctober 2004, guided the preparation of the Plan
ss and neighborhood associations and

sidents and other interested stakeholders; and

WHEREAS the East Washington Capitol Gateway Corridor Plan Advisory Committee was
charged with the following tasks:

B Find a community consensus on how the Corridor will function and what it will look
like as new investment and redevelopment occurs over time;

B Assemble a comprehensive profile of the current uses in the Corridor and an analysis
of key development and business location opportunities;

B Recommend preferred land uses for properties both north and south of the Corridor,
including major redevelopment sites and key areas of overlapping interest between
numerous neighborhoods;

B Create corridor design guidelines and standards for new and renovated buildings and
sites;

WHEREAS, during Phase Two (Fall 2005 through Fall 2006), the Advisory Committee
revisited, refined, and expanded the level of detail and direction contained in the land
use plan and urban design district recommendations based upon continued community
input and deliberations centered around consensus building; and

WHEREAS, the Advisory Committee hosted two large public information meetings to
gather public input and present planning issues and background information, alternative
development concepts for the planning area, and the draft recommended land use plan
and urban design guidelines; and

WHEREAS, throughout both Phases of this process, multiple opportunities were provided
for community input, questions and concerns, including 1) wide distribution of meeting
agendas and minutes and other meeting materials to interested parties, 2) opportunities
for public comment at all scheduled Advisory Committee meetings, 3) posting Plan
drafts on the Capitol Gateway Corridor Plan website, 4) hosting two public information
meetings, and 5) the use of East Isthmus Neighborhood Planning Council (EINPC) as a
hired facilitator to provide direct linkages to the neighborhood associations affected by
the plan; and

WHEREAS, after carefully considering and discussing the input from all committee,
public, and neighborhood meetings on the draft Plan and after making final revisions,
the Advisory Committee at their October 11, 2006, meeting approved a motion to adopt
the East Washington Capital Gateway Corridor Plan Advisory Committee Final Report and
submit it to the Madison Common Council; and

WHEREAS, the Final Report has been reviewed by City agencies.

WHEREAS, this plan was deemed to be inconsistent with some previously adopted
neighborhood plans, as well as one presented in draft form leading to the appointment
of and charge to a subcommittee of the Plan Commission to reconcile those
inconsistencies.

NOW THEREFORE BE IT RESOLVED, that the Com
Washington Capitol Gateway Corridor Plan Advi
amended by the Plan Commission Subcommitte
Washington Capitol Gateway Corridor Plan and

the City of Madison Comprehensive Plan and re
parkway plans outlined above, to be used to gu
the East Washington Capitol Gateway Corridor; :

BE IT FURTHER RESOLVED, that the Comprehens
land use classifications recommended in the Ea:
Plan during the next annual Comprehensive Pla
and

BE IT FURTHER RESOLVED, that the appropriate
neighborhood and business associations, prope
groups to begin to implement the East Washing
recommendations, and particularly adoption of
incorporating the Plan's design recommendatio
adoption; and

BE IT FURTHER RESOLVED that the appropriate (
recommendations of the East Washington Capit
Design Guidelines in future work plans and bud
stated in the Plan; and

BE IT FURTHER RESOLVED that in situations whe
design recommendations in the East Washingto
600 through 1800 blocks of East Washington Av
East Mifflin and East Main Streets, shall supersec
2004 East Rail Corridor Plan; and

BE IT FURTHER RESOVLED that Planning Unit stz
in the East Rail Corridor Plan to reflect these diff

BE IT FINALLY RESOLVED, that the East Washingt
Advisory Committee will remain in effect until si
for Urban Design District #8 are complete, and t
opportunity to review the urban design guidelir
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General

33.526.010 Purpose

Gateway is Portland’s only regional center. As designated in the Outer Southeast Community Plan,
the Gateway Regional Center is targeted to receive a significant share of the city’s growth. Gateway
is served by Interstates 205 and 84, MAX light rail, and TriMet bus service. At the crossroads of
these major transportation facilities and high-quality transit service, Gateway is positioned to
become the most intensely developed area outside of the Central City. Future development will
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transform Gateway from a suburban low density area to a dense, mixed-use regional center that
maximizes the public’s significant investment in the transportation infrastructure.

The regulations of this chapter encourage the development of an urban level of housing,
employment, open space, public facilities, and pedestrian amenities that will strengthen the role of
Gateway as a regional center. The regulations also ensure that future development will provide for
greater connectivity of streets throughout the plan district. This development will implement the
Gateway Regional Center Policy of the Outer Southeast Community Plan. Together, the use and
development regulations of the Gateway plan district:

e Promote compatibility between private and public investments through building design and
site layout standards;

e Promote new development and expansions of existing development that create attractive
and convenient facilities for pedestrians and transit patrons to visit, live, work, and shop;

e Ensure that new development moves the large sites in the plan district closer to the open
space and connectivity goals of the Gateway Regional Center;

e Create a clear distinction and attractive transition between properties within the regional
center and the more suburban neighborhoods outside; and

e Provide opportunities for more intense mixed-use development around the light
rail stations.

33.526.020 Where These Regulations Apply

The regulations of this chapter apply to development in the Gateway plan district. The boundaries
of the plan district are shown on Map 526-1 at the end of this chapter, and on the Official

Zoning Maps.

33.526.030 Early Design Consultation

Applicants are encouraged to meet with staff of the Bureau of Planning and Sustainability, the
Bureau of Development Services, the Portland Development Commission, the Portland Office of
Transportation, and Portland Parks and Recreation three to six months before applying for a pre-
application conference or a land use review. This consultation provides an opportunity for both
funding and regulatory agencies to work closely with the property owner to determine the best
combination of plan, regulation, and urban renewal involvement to meet the fiscal needs and
responsibilities of the owner, accomplish public purposes, and leverage public dollars on behalf of
new development.

Use Regulations

33.526.100 Purpose

The use regulations of this chapter encourage uses that support transit patrons and pedestrians.
They do this by limiting auto-oriented uses and promoting small scale commercial development.
Small scale commercial development increases the variety and diversity of services and goods
available; helps reduce traffic congestion associated with large-scale retailers; enhances the mixed-
use character and pedestrian environment of the plan district; and improves the economic viability
of higher density residential development.
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33.526.110 Prohibited Uses

A. Vehicle Repair, Quick Vehicle Servicing, Commercial Parking, and Self-Service Storage are
prohibited in the plan district.

B. Sale or lease of consumer vehicles, including passenger vehicles, motorcycles, light and
medium trucks, travel trailers, and other recreational vehicles is prohibited on the portion
of a site within 200 feet of a light rail alignment. Offices for sale or lease of vehicles, where
the vehicles are displayed or stored elsewhere, are allowed.

33.526.120 Retail Sales and Service and Office Uses

A. Onsites in the EX zone, Retail Sales And Services uses are allowed up to 5,000 square feet
of floor area for each use.

B. On portions of sites zoned Institutional Residential, IR, and within 1000 feet of the Main
Street LRT Station, Retail Sales And Service uses are allowed up to 10,000 square feet of
floor area for each use. The Retail Sales And Service uses must be included in a Conditional
Use Master Plan or Impact Mitigation Plan for the site. Retail Sales And Service uses larger
than 10,000 square feet of floor area for each use are prohibited.

C. Onsitesin the RX zone, Retail Sales And Service and Office uses are allowed as follows.
Adjustments to the regulations of this paragraph are prohibited.

1. Commercial uses in new residential development.

a. Upto 40 percent of the net building area of a new residential building may be in
Retail Sales And Service or Office uses.

b. On the portion of a site within 1/4 mile of a Transit Station, up to 50 percent of
the net building area of a new residential building may be in Retail Sales And
Service or Office uses.

2.  Commercial uses in existing residential buildings. Up to 40 percent of existing net
building area in a building that is totally residential may be converted to Retail Sales
And Service or Office uses. The conversion may not result in a net loss in the number
of dwelling units on the site.

Development Standards

33.526.200 Purpose. The development standards foster an intense mixed-use urban character
with a high quality pedestrian environment and an interconnected, dense street grid.
They do this by:
e Promoting the Enhanced Pedestrian Streets as the primary pedestrian routes in the plan
district and focusing more active uses and pedestrian amenities on these streets;
e Increasing the development potential throughout the district and focusing the most intense
development potential around the light rail stations;
e Discouraging development, such as exterior display and storage and drive-throughs, that
adversely affect the pedestrian environment;
e Requiring larger sites within the plan district to provide connectivity, open space and a
mixture of uses; and
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e Ensuring an attractive transition between the higher density zones within the plan district
and the adjacent single-dwelling residential zones.

33.526.210 Building Height

A. Purpose. These regulations encourage intense development throughout the plan district,
with the highest level of intensity occurring around the light rail stations. This increased
development opportunity reinforces Gateway’s role as a regional center. In addition, the
regulations reduce adverse effects on adjacent single dwelling zones by creating a step-
down of building heights at the edge of the plan district.

B. Maximum building height. The maximum building heights are shown on Map 526-2,
except as specified in Subsection C. Heights greater than shown on Map 526-2 are
prohibited unless allowed by Section 33.526.230.

C. Transition at edges of plan district.

1. Where these regulations apply. The regulations of this subsection apply to sites that
have a maximum building height of 75 feet or more and either:

a. Abut a site zones R7 through R2.5 that is not in the plan district; or

b. Are across a Local Service Traffic Street from a site zoned R7 through R2.5 that is
not in the plan district.

2. Abutting. Sites that abut a site zoned R7 through R2.5 have height limits that decrease
in two steps, as follows. See Figure 526-1:

a. Onthe portion of the site within 25 feet of a site zoned R7 through R2.5, the
maximum building height is the same as the abutting residential zone; and

b. Onthe portion of the site that is more than 25 feet but within 50 feet of a site
zoned R7 through R2.5, the maximum building height is 50 feet.

3. Across a street. Sites that are across a Local Service Traffic Street from a site zoned R7
through R2.5 have height limits that decrease in two steps, as follows.
See Figure 526-1:

a. Onthe portion of the site within 25 feet of the street lot line, maximum building
height is the same as the residential zone across the street; and

b. Onthe portion of the site that is more than 25 feet but within 50 feet of the
street lot line, the maximum building height is 50 feet.

33.526.220 Floor Area Ratio

A. Purpose. These regulations encourage intense development throughout the plan district
with a higher level of intensity occurring around light rail stations. This increased
development reinforces Gateway’s role as a regional center. In addition, the standards
ensure a minimum level of development on some sites.

B. Maximum floor area ratio. The maximum floor area ratios (FAR) allowed are shown on
Map 526-3 at the end of this chapter.
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1. Onsites with a maximum FAR of 6:1 or less where at least 80 percent of the proposed
floor area on the site will be in Residential uses, an additional 2:1 FAR is allowed.

2. FARs greater than shown on Map 526-3 or allowed by Paragraph B.1 are prohibited
unless allowed by Section 33.526.230.

C. Minimum floor area ratio. The minimum floor area ratio (FAR) for new development is
shown on Map 526-3.

D. Limiton increased floor area. Increases in FAR, whether by transfers of floor area or bonus
floor area options, of more than 3 to 1 are prohibited.

Figure 526-1
Height Limits on Sites Abutting R7 — R2.5 Zones

Boundary of the 1

Gateway Plan District (GPD) = Site zoned R7 through

R2.5 (R5 zone is shown in
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. adjacent to or across the
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‘ high —
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max. 30",
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SECTION VIEW . !
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33.526.230 Floor Area and Height Bonus Options

A. Purpose. Floor area and height bonus options are offered as incentives to encourage
facilities and amenities that are desired around the light rail stations and on sites with a
Gateway Master Plan.
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B. General regulations.

1. Eligible sites. The bonus options may be used only in areas shown on Map 526-5, and
on sites with a Gateway Master Plan. The residential bonus option may be used only
in those areas on sites in a C or E zone.

2.  New floor area. Only new floor area is eligible for the bonuses unless specifically
stated otherwise. Exceptions to the requirements and the amount of bonus floor area
or height earned are prohibited.

3.  Number of bonus options. Proposals may use more than one bonus option unless
specifically stated otherwise. Bonuses may be done in conjunction with allowed
transfers of floor area.

4. Maximum floor area increase. The maximum floor area increase that may be earned
through the bonus options must be within the limits for overall floor area increases
stated in 33.526.220.D.

5. Maximum height increase. Buildings using bonus floor area must not exceed the
maximum height limits shown on Map 526-2 unless eligible for bonus height.

C. Bonus floor area options. Additional development potential in the form of floor area is
earned for a project when the project includes any of the features listed below. The bonus
floor area amounts are additions to the maximum floor area ratios shown on Map 526-3.

1. Residential bonus option.

a. Proposals providing housing receive bonus floor area. New development and
alterations to existing development are eligible for this bonus. For each square
foot of floor area developed and committed as housing, a bonus of 1 square foot
of additional floor area is earned, up to an additional floor area ratio of 3 to 1.

b. The additional floor area may be used entirely for housing or partially for
nonresidential uses.

c. Residential portions of mixed-use projects using this bonus must be completed
and receive an occupancy permit in advance or at the same time as an
occupancy permit for any nonresidential portion of the project. The property
owner must execute a covenant with the City ensuring continuation and
maintenance of the housing by the property owner. The covenant must comply
with the requirements of 33.700.060, Covenants with the City.

2. Open Space bonus option. Proposals that provide open space that may be used by the
public will receive bonus floor area. For each square foot of open space provided, a
bonus of one square foot of additional floor area is earned. To qualify for this bonus,
the following requirements must be met:

a. Size and dimensions. The open space must include at least 5,000 square feet of
contiguous area;

526-6



Title 33, Planning and Zoning Chapter 33.526
2/13/15 Gateway Plan District

b. Ownership and use. One of the following must be met:
(1) The open space must be dedicated to the City, subject to paragraph 2.d.; or

(2) A public access easement must be provided that allows for public access to
and use of all the open space;

c. Maintenance. The property owner must execute a covenant with the City that
ensures the installation, preservation, maintenance, and replacement, if
necessary, of the open space features, and that meets the requirements of
33.700.060, Covenants with the City; and

d. Parks approval. The applicant must submit with the application for land use
review a letter from Portland Parks and Recreation stating that the open space
features meet the requirements of the bureau, and that the space is acceptable
to the bureau.

3.  Eco-roof bonus option. Eco-roofs are encouraged in the Gateway Regional Center
because they reduce stormwater run-off, counter the increased heat of urban areas,
and provide habitat for birds. An eco-roof is a rooftop stormwater facility that has
been certified by the Bureau of Environmental Services (BES).

a. Bonus. Proposals that include eco-roofs receive bonus floor area as follows:

(1) Where the total area of the eco-roof is at least 10 percent but less than 30
percent of the building’s footprint, each square foot of eco-roof earns one
square foot of additional floor area.

(2) Where the total area of the eco-roof is at least 30 percent but less than 60
percent of the building’s footprint, each square foot of eco-roof earns two
square feet of additional floor area.

(3) Where the total area of the eco-roof is at least 60 peercent of the building’s
footprint, each square foot of eco-roof earns three square feet of additional
floor area.

b. Before an application for a land use review will be approved, the applicant must
submit a letter from BES certifying that BES approves the eco-roof. The letter
must also specify the area of the eco-roof.

c. The property owner must execute a covenant with the City ensuring installation,
preservation, maintenance, and replacement, if necessary, of the eco-roof. The
covenant must comply with the requirements of 33.700.060, Covenants
with the City.

D. General bonus heights. Bonus height is also earned in addition to the bonus floor area
achieved through the bonus options. Bonus height is in addition to the maximum heights
of Map 526-2. The height bonus allowed is based on the floor area bonuses and transfers
listed in paragraph D.1., below. The amount of bonus height awarded is specified in
paragraphs D.2. and D.3., below.
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1. The height bonus allowed is based on the floor area bonus options of Subsection
33.526.230.C., above;

2. Inareas qualifying for a height bonus, on sites up to 40,000 square feet in area, the
amount of bonus height awarded is based on the following schedule:

a. For achieving a bonus floor area ratio of at least 1 to 1, but lessthan2to 1, a
height bonus of 15 feet is earned.

b. For achieving a bonus floor area ratio of at least 2to 1, but lessthan3to 1, a
height bonus of 30 feet is earned.

c.  For achieving a bonus floor area ratio of 3 to 1, a height bonus of 45 feet
is earned.

3. Inareas qualifying for a height bonus, on sites larger than 40,000 square feet in area,
the amount of bonus height awarded is based on the following schedule. The height
bonus is applied only to the building where the bonus floor area is achieved or
transferred, not to the entire site:

a. For achieving bonus floor area of at least 20,000 square feet, but less than
80,000 square feet, a height bonus of 15 feet is earned.

b. For achieving bonus floor area of at least 40,000 square feet, but less than
120,000 square feet, a height bonus of 30 feet is earned.

c.  For achieving bonus floor area of 80,000 square feet or more, a height bonus of
45 feet is earned.

E. Bonus height option for housing.

1. Generally. In the bonus height areas, building heights may be allowed to be greater
than shown on Map 526-2 if the bonus height is for housing.

2. Standard. The maximum height bonus that may be allowed is 75 feet. Projects may
use both the bonus height options of this subsection and Subsection D., above.
However, if both options are used, the combined bonus height may not exceed 75
feet. Bonus height in excess of the maximum allowed through Subsection D., above,
must be exclusively for housing, and may not be used to qualify for the residential
floor area bonus option in Subsection C.1., above.

3. Approval criteria. The approval of the bonus height is made as part of the design
review of the project. The bonus height will be approved if the review body finds that
the applicant has shown that the following criteria have been met:

a. Ifthe site is within 500 feet of an R zone, the proposed building will not cast
shadows that have significant negative impacts on dwelling units in the
R zone; and

b. The increased height will result in a project that better meets the applicable
design guidelines.

526-8



Title 33, Planning and Zoning Chapter 33.526
2/13/15 Gateway Plan District

33.526.240 Open Area

A. Purpose. The open area requirement ensures provision of adequate amounts of open area,
including light and air, for those who live, work and visit the Gateway plan district. Open
area can provide passive or active recreational opportunities, and help to soften the built
environment. In order to provide flexibility, this provision allows the requirement to be
met by phasing the open area, locating it off site, or paying into a fund.

B. Calculations. For purposes of this section, site area dedicated for public right-of-way is
subtracted from the total site or lot area;

C. Where these regulations apply. The requirements of this section apply to sites 5 acres or
more in area.

D. Additions of floor area to the site. The requirements of this subsection apply to sites
where the proposal will result in an increase of at least 5,000 square feet of floor area on
the site. The applicant may choose from the three options below:

1. On-site option. If the open area will be on-site, the following standards must be met:

a. Atleast 0.5 square foot of open area is required for each square foot of floor
area proposed for the site, up to a maximum requirement of 15 percent of the
site area. Adjustments to this standard are prohibited.

b. Open areas are parks; plazas; or other similar areas approved through design
review. These areas may include improvements such as children’s play
equipment, picnic areas, landscaping, benches, paved walkways or trails,
gardens, organized sport fields or courts, or other outdoor amenities. Open
areas do not include areas used for parking or loading, or landscaping within
parking areas.

c. Existing open areas on the site may be used to meet this requirement. Open
areas used for stormwater management or required recreation area may also be
used to meet the requirements of this section. Open areas used to earn bonus
floor area may not be used to meet the requirements of this section.

d. The open area must be located outdoors on the site and abut either the public
sidewalk or the site’s pedestrian circulation system.

e. Open area may be provided in a variety of sizes, but each open area must be
large enough that a 20-foot x 20-foot square can fit entirely within it.

f.  The application must identify the location, proposed improvements, and timing
of the improvements.

2. Off-site option. If the open area will be off-site, the following standards must be met:
a. The area that will be used to meet this requirement must be:

(1) Identified as proposed open space on the Gateway urban design concept or
approved by Portland Parks and Recreation;

(2) Under the applicant’s control; and
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(3) Vacant or used for surface parking.

b. Atleast 0.5 square foot of open area is required for each square foot of floor
area proposed for the site, up to a maximum requirement of 15 percent of the
site area. Adjustments to this standard are prohibited.

c. The application must identify when the proposed open area site will be
transferred into the ownership of the Portland Bureau of Parks and Recreation.

Gateway Regional Center Public Open Area Fund option. As an alternative to
developing open area, the applicant may pay $30.00 per required square foot of open
area into the Gateway Regional Center Public Open Area Fund (Open Area Fund). The
Open Area Fund is collected and administered by the Portland Bureau of Parks and
Recreation. The funds collected must be used within the Gateway plan district, either
for acquisition or improvement of public open areas. If using this option, the following
must be met:

a. Therequired square footage of open area is calculated as 0.5 square foot of
open area for each square foot of floor area proposed for the site, up to a
maximum requirement of 15 percent of the site area;

b. When applying for building permits or land use reviews on the site, the applicant
must submit with the application a letter from the Portland Bureau of Parks and
Recreation documenting the amount that has been contributed to the Open
Area Fund.

E. Land Divisions. The standards and approval criteria of this subsection apply to sites where
a land division is proposed:

1.

The regulations of this subsection do not apply to proposed lots 5 acres or more in
area. The regulations will apply if such lots are divided further.

The regulations of this paragraph apply to proposed lots less than 5 acres in area.

a. For each lot, an area equal to at least 15 percent of the area of the lot must be in
open area.

b. For each lot, the applicant may choose to locate the required amount of open
area on the lot, elsewhere on the land division site, or off-site. The applicant may
also choose to make a contribution to the Open Area Fund. The application must
specify which of these options, or combination of options, will be used to meet
the requirements of this subsection.

(1) If the open area requirement will be met on the lot, the applicant must
specify the location.

(2) If the open area requirement will be met elsewhere on the land division
site, the required area must be in a tract.

(3) If the open area requirement will be met off-site or through a contribution
to the Open Area Fund, the requirements of Paragraphs C.2 or C.3 must
be met:
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c. If the requirements of this subsection will be met on the land division site or on
the lot, the applicant must indicate when improvements will be made to the
open area, what the extent of the improvements will be, and who will be
responsible for the improvements and maintenance of the improvements. The
following additional approval criteria must also be met:

(1) Location. Each open area must be located on a part of the site that can be
reasonably developed to meet the standards of this section;

(2) Improvements. The proposed improvements must be consistent with the
purpose of this section; and

(3) Timing. The timing of the improvements must be reasonably related to the
timing of other development on the site.

33.526.250 Connectivity

A.

Purpose. The connectivity requirement ensures that adequate street and
pedestrian/bicycle connections will be provided for local access to development and
access for emergency vehicles. This regulation implements the Gateway Master Street Plan
and improves vehicular, pedestrian, and bicycle circulation throughout the plan district,
while minimizing congestion on the arterial system. Where full street connections are not
feasible, pedestrian and bicycle connections provide access for those most sensitive to the
lack of direct connections.

Where these regulations apply. The requirements of this section apply to all sites in the
plan district.

Requirements.

1. The Portland Office of Transportation determines the location and widths of rights-of-
way and extent and timing of street improvements based on the Gateway Master
Street Plan in the Transportation Element of the Comprehensive Plan.

2.  Proposed development that may obstruct new street alignments as identified in the
Gateway Master Street Plan is regulated by Chapter 17.88.

33.526.260 Pedestrian Standards

A.

Purpose. These regulations ensure direct pedestrian connections between the street and
buildings on a site and between buildings and other activities within the site. Together with
the Enhanced Pedestrian Street, entrance, and ground floor window regulations, the
pedestrian standards ensure that the sidewalks in the plan district, especially on Enhanced
Pedestrian Streets, are convenient, active, pleasant environments with

pedestrian amenities.

Standards.

1. Allsites in the plan district are subject to the Pedestrian Standards of Paragraph
33.130.240.B.1. through 3.

2. Improvements between buildings and the street. Development on sites abutting an
Enhanced Pedestrian Street as shown on Map 526-4 must meet Standard B.2.b.
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Development on all other sites must meet the standards of either B.2.a or b.
Development where there has been a school use on the site since June 18, 2004,
must meet the standards of either B.2.a. or b.

a. Landscaped. The area between a building or exterior improvement and a street
lot line must be landscaped to meet the L1 standard in Chapter 33.248,
Landscaping and Screening;

b. Hard-surfaced. The area between a building or exterior improvement and a
street lot line must be hard-surfaced and developed for use by pedestrians,
outdoor seating for restaurants, or pedestrian-oriented accessory activities
including stands selling flowers, food or drinks. The area must contain amenities
such as benches, trees (tree wells with grates are exempt from the hard-surface
requirement), drinking fountains, planters, and kiosks. At least one or these
amenities must be provided for each 100 square feet of pedestrian use area in
the setback.

3. Bicycle parking may be located in the area between a building and a street lot line.

33.526.270 Entrances

A. Purpose. These regulations ensure that at least one main entrance into a building, and
each tenant space in a building that faces a street, be oriented to public streets or the light
rail alignment. This requirement enhances pedestrian access from the sidewalk to adjacent
buildings. Together with the Enhanced Pedestrian Street, ground floor window, and
pedestrian standards, the entrance standards ensure that the sidewalks in the plan district
are convenient, active, pleasant environments with pedestrian amenities.

B. Where these regulations apply. In R1, RH, RX, C, and EX zones, buildings must meet the
standards of Subsection C., below.

C. Entrances. For portions of a building within the maximum building setback, at least one
main entrance for each tenant space on the ground floor must meet the standards of this
section. The ground floor is the lowest floor of the building that is within four feet of the
adjacent street grade. Entrances that open into lobbies, reception areas, or common
interior circulation space must also meet the standards of this section. The
entrances must:

1. Face a public street or light rail alignment;
2. Be within 15 feet of the public street or light rail alignment it faces;
3. Be oriented to nearby transit facilities as follows:

a. If asite abuts a light rail alignment along East Burnside Street, the main entrance
must orient to that alignment. If the proposed building is within 100 feet of a
transit station, at least one entrance must be along the first 25 feet of the wall
nearest the station.

b. If asite abuts a transit street other than a light rail alignment, the entrance must
orient to that street.
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c. If the site abuts intersecting transit streets, the main entrance must orient to the
street with the highest classification.

d. If the site abuts intersecting transit streets with the same classification, the
entrance may be at a 45 degree angle to both streets or within 25 feet of the
corner along either transit street.

33.526.280 Enhanced Pedestrian Street Standards

A.

Purpose. These regulations enhance and ensure the continuity of the pedestrian
environment along key streets in the Gateway plan district. The standards help maintain an
urban character along the Enhanced Pedestrian Streets by reinforcing the continuity of
pedestrian-oriented, active ground-level uses and strengthening the relationship between
those uses and the pedestrian environment. Active uses include but are not limited to:
lobbies, retail, residential, commercial, and office. Together with the ground floor window,
entrance, and pedestrian standards, the Enhanced Pedestrian Street standards foster an
efficient, safe, and interesting route for pedestrians to move through the Gateway

plan district.

Where these regulations apply. Development on sites abutting an Enhanced Pedestrian
Street as shown on Map 526-4, where the development is new development or that adds
at least 40,000 square feet in floor area to the site, must meet the standards of this
section. Development where there has been a school use on the site since June 18, 2004 is
exempt from this requirement.

Required building lines. Either Paragraph C.1. or C.2., below, must be met. Exterior walls
of buildings designed to meet the requirements of this subsection must be at least 15
feet high.

1. The building must extend to the street lot line along at least 75 percent of the
lot line; or

2. The building must extend to within 12 feet of the street lot line for 75 percent of the
lot line and the space between the building and the street lot line must be designed as
an extension of the sidewalk and committed to active uses such as sidewalk cafes or
vendor’s stands.

Ground floor active uses. Buildings must be designed and constructed to accommodate
uses such as those listed in Subsection A, above. Areas designed to accommodate these
uses may be developed at the time of construction, or may be designed for later
conversion to active uses. This standard must be met along at least 50 percent of the
ground floor of walls that front onto a sidewalk, plaza, or other public open space. Areas
designed to accommodate active uses must meet the following standards:

1. The distance from the finished floor to the bottom of the structure above must be at
least 12 feet. The bottom of the structure above includes supporting beams;

2. The area must be at least 25 feet deep, measured from the street frontage wall;

3. The area may be designed to accommodate a single tenant or multiple tenants;
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4. The street-facing facade must include windows, or be structurally designed so doors
and windows can be added when the space is converted to active building uses; and

5. Parking is not allowed in the areas that are required to meet the standard of
this subsection.

33.526.290 Ground Floor Windows

A. Purpose. In the Gateway plan district, blank walls on the ground level of buildings are
limited in order to:

e Provide a pleasant, rich, and diverse pedestrian experience by connecting activities
occurring within a structure to adjacent sidewalk areas;

e Encourage continuity of retail and service uses;

e Encourage surveillance opportunities by restricting fortress-like facades at street
level; and

e Avoid a monotonous pedestrian environment.

B. Standard. All exterior walls on the ground level which face a street lot line, sidewalk, plaza,
or other public open space or right-of-way must meet the Ground Floor Window
requirements of the CX zone.

33.526.300 Required Windows Above the Ground Floor

A. Purpose. These regulations prevent large blank walls above the ground floor from facing
residential sites outside the plan district. Together with the height regulations, this helps
lessen the impact of tall buildings in the regional center on adjacent
residential neighborhoods.

B. Required windows above the ground floor. Sites across a street and within 50 feet of R7
through R2.5 zones outside the plan district must provide windows in facades that face a
residential zone. The windows must cover at least 15 percent of the area of the facade
above the ground level. This requirement is in addition to any required ground
floor windows.

33.526.310 Exterior Display and Storage

Exterior display and storage are prohibited except for outdoor seating for restaurants and
pedestrian-oriented accessory uses, including flower, food, or drink stands. Temporary open-air
markets and carnivals are also allowed.

33.526.320 Drive-Through Facilities
Drive-through facilities are prohibited.

33.526.330 Gateway Master Plan

A. Purpose. The Gateway master plan adds development potential and flexibility for projects
in specified areas. A carefully considered master plan has the potential to ensure that new
development moves sites in the plan district closer to the goals of the Gateway Regional
Center, while allowing for flexibility, additional development capacity, and phasing of
change. The additional development potential and flexibility are possible because the
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master plan demonstrates that the policy objectives of the Outer Southeast Community
Plan are advanced and can be met in the long term. The Gateway master plan is an option;
it is not a requirement.

B. Flexibility achieved. An approved Gateway master plan allows additional flexibility in any
of the following situations:

1.

7.

Allocates allowed floor area to individual development sites that will not remain in
the same ownership;

Allows uses to be arranged on the site in the most appropriate manner by allowing
uses to be located in zones where they are otherwise not permitted.

Defers the building of any required housing;
Allows the development of required housing at an alternate location;
Defers the building of required open area;

Defers the construction of required streets, accessways, and other transportation
elements; or

Allows applicants to take advantage of bonus options in 33.526.230.

C. Contents of a Gateway master plan. In addition to the application requirements of Section
33.730.060, a Gateway master plan must contain the components listed below. The
greater the level of detail in the plan, the less need for extensive reviews of subsequent
phases. Conversely, the more general the details, the greater the level of review that will
be required for subsequent phases. The plan must include:

1.

Floor area. How allowable floor area will be distributed throughout the site. This can
be shown by location of buildings, by subareas of the site, or by amount assigned to
each lot. Floor area may be reallocated within the site.

Location of uses. The location of proposed uses on the site. If a use is allowed on the
site, it may be located on a portion of the site where the zoning would otherwise not
permit it. Regardless of use, the base zone development standards will apply.

Housing.

a. The location, density, and general type of housing to be built. If residential
development is required by the base zone, the plan must show how the
requirement will be met. If the required housing is not proposed to be built in
advance or concurrently with other development, the plan must demonstrate
that the proposed location for housing is of suitable size and location for the
required amount of housing. The plan must identify a schedule or development
phase when the required housing will be built.

b. If the required housing is proposed for a location outside of the residentially-
zoned area, the proposed site must meet the following requirements. The site
must be under the applicant’s control. The site must be vacant or used for
surface parking, or have improvements with an assessed value less than one-
third the value of the land. The site must be within the Gateway plan district and
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be zoned CX or EX. The proposed housing site must be of suitable size and
location to be attractive for the required amount of housing.

4. Minimum and maximum requirements. The total combined floor area for the entire
site and for each use must be within the minimum required and maximum allowed,
including bonus floor area, for the plan area. Floor area transfers outside of the
Gateway master plan site are prohibited.

5. Infrastructure capability. The plan must identify and link the development of each
phase of the project to the provision of services necessary to meet the infrastructure
service needs of the development associated with that phase.

6. Circulation. The plan must identify a clear internal circulation system that joins the
surrounding street system at logical points and meets the needs of pedestrians,
bicyclists, and drivers.

7. Open area. The plan must identify when and where the open area will be built.

8. Connectivity. The plan must identify when and where the streets, accessways, and
other internal connections will be built.

9. Proposed reviews and criteria. Required reviews, such as design and other land use
reviews, for all phases may be done as part of the initial master plan review, or may
be done separately at the time of each new phase of development.

a. Ifthe applicant requests that all of the required reviews be done as part of the
review of the master plan, the plan must explain and provide enough detail on
how the proposals comply with the approval criteria for the reviews.

b. If the applicant decides to defer these reviews to the time of future
development, the plan must specify what review procedures and approval
criteria will be used for reviewing that development.

c. Adjustments and modifications. If any adjustments or modifications are being
requested in conjunction with the Gateway master plan review, the application
must include a statement as to how each adjustment and modification complies
with the approval criteria for the adjustment or modification.

D. Duration and expiration of a Gateway master plan.

1. A Gateway master plan must include currently proposed developments and
developments that might be proposed within at least 3 years.

2. Anapproved Gateway master plan remains in effect until development allowed by
the plan has been completed, the plan is amended or superseded, or it becomes void
as specified in Paragraph D.3., below.

3. If there has been no development on the site within 10 years after the Gateway
master plan is approved, the Gateway master plan is void, and no further
development will be allowed on any area previously covered by the plan until a new
or updated plan is approved.
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Implementation.
1. Development in conformance with a Gateway master plan.

a. Development that is consistent with and conforms to the specific Gateway
master plan is not required to go through another Gateway master plan review,
but may be subject to additional reviews specified by the plan.

b. Any transportation, water, stormwater disposal, or wastewater disposal systems
identified in the plan as necessary to serve the development are in place or will
be in place when the project is ready for occupancy.

2. Development not in conformance with Gateway master plan. Development that is not
in conformance with the Gateway master plan requires an amendment to the plan.

33.526.340 Parking

A.

Purpose. The regulations of this section ensure that development is oriented to transit,
bicycling, and pedestrian travel while ensuring accessibility for motor vehicles. Limiting the
number of parking spaces promotes efficient use of land, enhances urban form,
encourages use of alternative modes of transportation, provides for a better pedestrian
environment, and protects air and water quality. Parking that is provided in structures is
preferred over parking in surface lots because, as a more efficient use of land, structured
parking promotes compact urban development. In addition, parking structures with active
uses on the ground floor provide a better environment for pedestrians and contribute to
the continuity of street-level retail and service uses that support a thriving urban area.

The parking ratios in this section will accommodate most auto trips to a site and take into
account the intensity of development in the area, on-street parking supply, pedestrian
activity, and proximity to frequent transit service.

Limiting the location of parking and access on light rail alignments improves access to
transit, supports a transit-oriented development pattern, and reduces conflicts between
motor vehicles and pedestrians or bicycles. In particular, it reduces conflicts between
motor vehicles and light rail trains, especially where the access would require cars to cross
the light rail tracks.

Number of parking spaces.

1. Minimum required parking spaces. There is no minimum number of required
parking spaces.

2. Maximum allowed parking spaces.

a. Except as specified in B.2.b., the maximum number of parking spaces allowed for
nonresidential uses is 150 percent of Standard A in Table 266-2 of Chapter
33.266, Parking and Loading. The maximums apply to both surface and
structured parking.

b. Exceptions.
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(1) Medical and dental offices. The maximum number of parking spaces
allowed for medical and dental offices is 1 space per 204 square feet of
floor area. The maximum applies to both surface and structured parking.

(2) Office uses. If all of the parking accessory to Office uses is in structured
parking, the maximum number of parking spaces allowed for Office uses is 1
space per 294 square feet of floor area.

(3) Park-and-ride facilities. There is no maximum for park-and-ride facilities.
C. Location.

1. Vehicle areas are not allowed between a primary structure and any street, except
as follows:

a. Sites with through lots or with three frontages may have vehicle areas between
a primary structure and one Local Service Transit Street.

b. Sites on full blocks may have vehicle areas between a primary structure and two
Local Service Transit Streets.

c. Driveways are allowed between a building and a street that is not a light rail
alignment if the driveway provides a straight line connection between a street
and parking area inside the building. Driveways between a building and a light
rail alignment are not allowed.

2. Vehicle areas are not allowed on the portion of the site within 100 feet of a street
that is a light rail alignment.

D. Structured parking near light rail. In C and E zones, areas of structured parking located
within 100 feet of a light rail alignment must meet the standards of 33.526.280.D, Ground
Floor Active Uses, along at least 50 percent of the structure’s ground floor walls that face
the light rail alignment and front onto a sidewalk, plaza, or other public open space.

33.526.350 Required Design Review
The regulations of Chapter 33.420, Design Overlay Zones apply in all areas of the plan district that
are within the Design Overlay Zone.

(Added by Ord. No. 169763, effective 3/25/96. Amended by: Ord. 172010, effective 3/18/98; Ord.
No. 174980, effective 11/20/00; Ord. No. 175837, effective 9/7/01; Ord. No. 177028, effective
12/14/02; Ord. No. 178423, effective 6/18/04; Ord. No. 179092, effective 4/1/05; Ord. No. 179980,
effective 4/22/06; Ord. No. 181357, effective 11/9/07; Ord. No. 182429, effective 1/16/09; Ord. No.
185974, effective 5/10/13; Ord. No. 186639, effective 7/11/14.
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Changing the Conversation:

from Building Heights to Place Making:

- Walter Chambers

Discussions about building height limits
often turn into a discussion about
“human scale”. As the discussion goes,
tall buildings are impersonal. Short
buildings are more “human”.

To be clear, this discussion is about the
buildings that line our streets, and the
experience one has when walking down
the street. Although people may not
know it, the discussion about building
heights is really about the way one
FEELS when experiencing the street.
Everyone wants to feel good on the
street -- safe, protected, happy, and
engaged. When streets feel good,
people like to be on them, and having
people on the street makes places feel
lively, interesting and safe — and that
attracts even more people.

Unfortunately, short buildings are no
guarantee that a street will feel good.
Neither are tall buildings.

So how do you make a street FEEL
good? By creating a good Sense of
Place. Streets feel good when there is
a strong Sense of Place.

Streets are like rooms. They have a
floor, walls, and ceiling. And like a
room, they can feel good or bad,
depending on their proportions and
detail. Have you ever walked into a
banquet hall or room with low, tile
ceiling? Feels awful doesn'’t it?

GREAT STREETS SAN DIEGO

Changing the Conversation - From Building Heights to Placemaking

Or how about being the first one to a
wedding reception held in a large hotel
ball room. The room looks lovely, but
you still feel exposed and awkward until
the other guests arrive and start filling
the space.

A Street requires the same good
proportions as any room to make it feel
good. It is the “walls” of the street that
are key to creating good proportions and
a sense of place. The buildings on
either side of the street form the walls of
the street “room”, and as such are called
the “Street Wall".

So what makes a good street wall?
Several factors go into making a good
street wall*, but for this conversation
about building heights, the focus will be
on Height to Width Proportion, or HWP.

HWP is the ratio of the Height of the
street wall, to Width of the street. For
example, if the buildings that form the
street wall are 30 feet tall, and the street
is 60 feet wide, then the HWP is 1:2.
30:60 = 1:2. If the buildings (street wall)
are 180 feet tall and your street is 60
feet wide, then the HWP is 3:1.

180:60 = 3:1.

Why does HWP matter? Different HWP
ratios invoke different feelings and a
different sense of Place. A 3:1 ratio
(think major urban downtown) feels
different than a 1:4 ratio (think suburban
retail strip).

Page 1
July 2011
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Typically, if an HWP is too low, the
street will not have a good sense of
place. People will not want to be on that
street.. And in urban settings it is
people we want to attract. People are
the ones who create lively, exciting
streets, who fill the sidewalk cafes and
stores, and that help trigger economic
growth. To quote famous urbanist
William H. Whyte, “What attracts people
most, it would appear, is other people.”

That's why low building heights might
work on some streets, but not on all
streets. If a community is demanding
limits on all building heights in its district,
then some streets are being set up for
failure. And if limits are excessively low
(or too high) then the entire district may
be set up for failure.

When the conversation changes from
building heights to place making, the
chance of creating good urban spaces is
greatly enhanced. Good place making
also triggers economic growth. Talking
solely about building heights is to ignore
the environment that surrounds the
buildings. It is irresponsible. The
following real life case demonstrates
how focusing on place making is
different (and more important) than
focusing on building height limits.

Case Study: 301 University -
University Avenue @ 3" Avenue.

The street at University Avenue and 3"
is approximately 40-45 feet wide (two
lanes wide, with parallel parking on
either side). A proposed new 12 story
condominium tower met fierce

GREAT STREETS SAN DIEGO

community opposition, and perhaps with
good reason. At a HWP ratio of 3:1, this
building begins to create a sense of
place that feels very much like a
downtown high-rise urban area. That is
not in keeping of the character of the
neighborhood. Perhaps a better HWP
for this area would be 3:2 (mid-rise
urban) or 1:1. A 4-5 story building
would create an inviting sense of place,
and would be a better height in this
location.

However, a just few blocks further east,
University Avenue widens significantly.
At Richmond Street, University Avenue
is approximately 90-100 feet wide (four
lanes, center median, and parking either
side). Would a 4-5 story building create
a good sense of place here? Probably
not. At this location, the wide street can
easily handle an 8-9 story building
without the street looking or feeling
overwhelmingly urban. In this location,
a 3:2 or 1:1 HWP would also create a
good sense of place, and would feel
most comfortable to the people on the
street.

For University Avenue, a single building
height limit is not appropriate. What
works at 3™ Avenue, does not work a
few blocks away at Richmond Street.
That is the reason building height must
be based on Place Making, and not on
some arbitrarily assigned number
applied over an entire district.

In order to achieve good place making,
one must start with good walls that are
the right height for the “Room”. Below is
a sampling of Height to Width Ratios
and the sense of place they tend to

Page 2
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create. Many thanks and great
appreciation to the St Louis Great
Streets Initiative from which the below
descriptions have come. | urge you to
visit their website and read more:
http://www.greatstreets-
stl.org/content/view/417/400/

HWP Raito and Place making

3:1 or higher: Height to Width Ratio
Sense of spatial definition: strong; may
feel like a “concrete canyon” in some
settings.

Often seen in larger downtown, urban
cores.

3:2 Height to Width Ratio

Sense of spatial definition: strong; clear
sense of enclosure.

A good HWP for Medium sized urban
downtown, or urban core residential

1:1 Height to Width Ratio

Sense of spatial definition: Excellent.
Strong place making potential. May be
strongest ratio for good place making.
Encouraged minimum for all urban
areas, including residential.

1:2 height to Width Ratio

Sense of spatial definition: Good,
Sufficient for place making. Considered
a minimum for good urban street place
making.

1:3 or lower

Sense of spatial definition: Weak; Place
making potential is low.

This ratio if often seen in suburban
areas where wide streets are lined with
1-2 story retail stores or strip malls. No
sense of place to the street.

GREAT STREETS SAN DIEGO

*Of course, as mentioned earlier in this
article, other factors are essential in
creating a good Street wall, and those
must be taken into consideration.
Elements of a good street wall include:
« HWP
» Architectural Diversity (old &
new, short & tall, frequency of
facade changes)
» Building should be built to the
sidewalk for consistent wall face.
» Buildings and the architecture
must be engaging and
interesting to people at street
level and second floor (Including
human scale building elements,
active engagement such as
storefronts or sidewalk cafes,
and experience of other people).
» Landscaping

Page 3

Changing the Conversation - From Building Heights to Placemaking July 2011



Non-Conforming Users

SERIES I: Basic Tools and Techniques, Issue Number 4

DEFINITION

A nonconforming use is created when a zoning provision is adopted or amended to prohibit a particular use that
lawfully existed prior to the enactment or amendment. Nonconforming land uses are not defined by New York
state statutes but are defined in most local zoning codes. A typical local ordinance may state, for example: "a
nonconforming use is any use, whether of a building or tract of land or both, existing on the effective date of this
chapter, which does not conform to the use regulations of the district in which it is located." Nonconforming use
issues arise when the zoning code is first adopted. When a district is zoned residential, for example, all existing
nonresidential uses in that district are rendered nonconforming. Later amendments to the zoning ordinance
may have the same effect.

When property owners propose the improvement, expansion, rebuilding or other change to their nonconforming
property, they must be certain to comply with local regulations governing those matters. Normally, these
regulations are found in a discrete article of the local zoning code, entitled "Nonconforming Uses." The
nonconforming use article of the zoning code may prohibit or limit changes in buildings and lot uses that are
nonconforming and provide in a variety of ways for the termination of nonconforming uses, such as limiting their
expansion or enlargement; prohibiting the reconstruction of damaged structures; disallowing the
reestablishment of nonconforming uses after they have been discontinued for a time; or simply terminating
them after the passage of a stipulated amount of time.

PURPOSE

The policy of allowing nonconforming uses to continue originated in concerns that the application of zoning
regulations to uses existing prior to the regulations' enactment might be construed as confiscatory and
unconstitutional. It was assumed that, by limiting their enlargement and reconstruction, they would disappear
over time. The allowance of nonconforming uses has been characterized by the courts as a "grudging
tolerance" of them; the right of municipalities to adopt reasonable measures to eliminate them has been
recognized. The ultimate goal of the zoning code is to achieve uniformity of property uses within each zoning
district which can only be accomplished by the elimination of uses that do not conform to the specifications of
district regulations.

WHEN

Normally, nonconforming use provisions are included in the zoning code when it is originally adopted. They are
contained, typically, in a separate section, or article, of the code. Such provisions afford protection against
judicial findings that, without them, the zoning ordinance might be deemed to be confiscatory as applied to
existing development and as a method of obtaining popular support for zoning in general.

AUTHORITY



The state statutes that delegate to local governments the authority to adopt zoning regulations implicitly
authorize local legislatures to adopt reasonable measures to protect the legitimate investment expectations of
owners of developed land. There is no express reference, however, in these authorizing statutes to the
authority of local legislatures to allow the continuation of nonconforming uses.

IMPLEMENTATION

There is obvious tension between protecting the investment of the owners of nonconforming uses and
achieving uniformity of land use within zoning districts. To achieve this latter goal, a variety of provisions have
been added to zoning codes to discourage the continuation of nonconforming uses over time. These include
provisions that limit an owner's right to reconstruct such use after substantial damage, expand or enlarge the
nonconforming use, change the property's use to a different nonconforming use, and may require the
termination of the use after a specified period of time.

Reconstruction and Restoration

The local zoning ordinance may prohibit the restoration of a nonconforming structure that suffers significant
physical damage and require that any reconstruction conform to the zoning ordinance. Significant physical
damage is usually defined as damage that exceeds a certain percentage of the structure's value. Typical
standards range from 25% to 50%. These provisions are premised on the theory that owners do not have a
right to reconstruct a nonconforming building after it suffers significant damage because their property rights
were destroyed by the disaster, rather than by the ordinance. The owner, therefore, is in a situation similar to
the owner of a vacant lot and must comply with the applicable zoning restrictions.

Restrictions on reconstruction can raise interesting issues of interpretation. For example, if one of two separate
apartment buildings that are operated as a single enterprise is damaged by fire, how would a local ordinance be
applied that prohibits reconstruction if the nonconforming use is damaged by 50% or more. If the damage to
one of the buildings exceeded the 50% standard, but the damage to the enterprise did not, could the locality
prohibit the reconstruction of the heavily damaged building? New York courts tend to look at the economic and
functional interdependence of the properties in such a case and have held that the locality must permit
reconstruction, in this case because the enterprise was not damaged by 50% or more.

Enlargement, Alteration or Extension

Local ordinances often prohibit the enlargement, alteration or extension of a nonconforming use. To allow such
activity would defeat the underlying policy of eliminating nonconforming uses. Normally, such prohibitions do not
extend to structural maintenance and repair, or internal alterations that do not increase the degree of, or create
any new, noncompliance with the locality's zoning regulations. In some cases, the restrictions do not extend to
improvements needed to modernize a nonconforming business, even when the number of customers served
will be increased.

Courts have upheld prohibitions on the construction of an awning over a courtyard outside a restaurant, on the
theory that it would create additional space for patrons to congregate and, in this sense, increase the degree of
the nonconforming use. Similarly, the prohibition of the conversion of seasonal bungalows to year-round
residences has been upheld as an acceptable method of preventing the enlargement of a nonconforming use.

Where nonconforming business operations are proposed to be expanded, the case law is somewhat less clear.
Where roads and structures built on a parcel used as a gravel mining operation exhibited the owner's intention
to use the entire parcel, the court held that expanding the mining operation to another location on the property
was permitted. The addition of a body-toning operation to the premises containing a nonconforming beauty



parlor, however, was considered a prohibited extension of the prior nonconforming use. The court's interest in
protecting the owner's demonstrated investment in the gravel mining operation could explain the difference
between these cases.

These provisions may vary considerably from one locality to another. A municipality, particularly intent on
eliminating nonconforming uses may prohibit any physical expansion of a building; another may favor property
use by allowing, for example, the construction of an additional story because it does not increase the footprint,
or lot coverage, of the structure.

Changing to Another Nonconforming Use

The property owner's right to continue a nonconforming use does not allow the owner to change to a materially
different use. The important question here is what constitutes a material change. The consequence of a finding
that a material change in use has occurred is to deem the prior nonconforming use abandoned and, therefore,
terminated. The property owner could argue that the change of a nonconforming use from one commercial use
to another, for example, should not be prohibited by the zoning ordinance: to change a building's occupancy
from a dairy plant to a business that rents machinery simply shifts the type of nonconformance from one
commercial category to another. It has been held, however, that it is not only a change in the volume of
business conducted but in the character of that business that determines whether one business use is a
continuation of another. This is true despite the generic similarity between the old and new proposed use.

Occasionally, courts hold that changes from one use to another within the same category of use are permitted.
In one case, for example, the owner was allowed to establish a storage business in a building that had been
occupied as a nursery and florist enterprise. Determinations in these cases depend on the particular facts
involved, the court's interpretation of how material the change will be, and the specific language of the local
ordinance that regulates changes in nonconforming uses.

Abandonment

A property owner's right to continue a nonconforming use may be lost by abandonment. Local zoning
ordinances frequently stipulate that any discontinuance of the nonconforming use for a specified period
constitutes abandonment. Where the established period is reasonable, discontinuance of the use for that time
amounts to an abandonment of the use. It has been held that local discontinuance periods apply even when the
owner can prove that he did not actually intend to abandon the nonconforming use.

Amortization

Some local ordinances require certain nonconforming uses to be amortized over a specified period at the end
of which they must be terminated. The term "amortization" is used to describe these provisions because they
allow the owner some time during which to recoup his investment in the nonconforming use. The Court of
Appeals has upheld such provisions "where the benefit to the public has been deemed of greater moment than
the detriment to the property owner." The courts have said that the test for when an amortization period is
reasonable is "a question that must be answered in the light of the facts of each particular case. Certainly, a
critical factor is the length of the amortization period in relation to the investment. The critical question, however,
is whether the public gain achieved by the exercise of the police power outweighs the private loss suffered by
the owners of the nonconforming uses."

Contexts in which amortization provisions are likely to be upheld are:

1. When the common law of nuisance would allow neighboring property owners to enjoin the continuation of a
nonconforming use. For example, a gravel pit, auto wrecking operation, or junkyard, harmful to children in a
developing residential area might be enjoined under a private nuisance action. Likewise, a zoning ordinance
can legally require such a nonconforming use to be terminated in an appropriate case. If an amortization
provision is challenged, the municipality can show that the owner's property interest is slight because of his



vulnerability to a nuisance action. In this context, however, the label "amortization" is inappropriate. The grace
period, if any, allowed by the local statute is gratuitous if, in fact, the owner's use may be enjoined as a
nuisance.

2. When the nonconforming use is somewhat noxious and the owner has little investment in it. For example, a
provision requiring the owner to cease raising pigeons on the roof or to remove an old outdoor sign will
withstand challenge because of the minimal nature of the owner's investment and the significant harm done to
the zoning scheme if the owner's activity is allowed to continue. Harder cases are presented when the owner
has a larger investment in the use and the public interest in removing it is clear but where the threat to public
health and safety is not imminent.

LIMITATIONS AND CONCERNS
Noncomplying Buildings

The local legislature, in adopting zoning regulations, is most concerned with the separation of incompatible uses
among zoning districts. When a building that preexisted the zoning requirements is out of compliance with set-
back, area, or height restrictions, it is not a nonconforming use in the technical sense; it is simply out of
compliance with the dimensional requirements of zoning: a noncomplying building. Since noncomplying
buildings do not offend the legislative policy of separation of incompatible uses, zoning provisions often do not
constrain their enlargement or reconstruction as severely. A typical zoning provision may require, for example,
that no enlargement or reconstruction of a noncomplying building can increase the degree of noncompliance or
create any new noncompliance.

Awarding Use Variances

Some municipalities extend the life of nonconforming uses by awarding use variances thereby allowing the
nonconforming use to be enlarged, expanded or reconstructed. This can occur when an owner is denied a
building permit to enlarge or reconstruct a nonconforming use. The owner can apply to the zoning board of
appeals for a use variance and, if the owner can show that the statutory criteria are satisfied, the board can
award the requested variance. Although the board can impose reasonable conditions on the use of the
property, the award of a use variance frees the property from the provisions of zoning that limit nonconforming
uses. The effect of a variance is to declassify the use as nonconforming.

The property owner seeking a use variance must prove that the variance, if granted, will not alter the essential
character of the neighborhood. The property owner must also show by competent financial evidence that he
cannot realize a reasonable return by using the property under any use allowed in the district or by continuing
the nonconforming use in its unaltered condition. This financial requirement makes it very difficult for most
owners of existing nonconforming uses to prove that they are entitled to a use variance.

Interpretations of Provisions

Another local practice that influences the continuation of nonconforming uses is the interpretation of the building
inspector as to what types of building improvements are prohibited by the language of the local zoning code.
Usually, the provisions permit the repair and maintenance of nonconforming uses, or improvements that do not
"enlarge or expand" the nonconforming use. Some building inspectors take a broad view of what repair and
maintenance is and have a limited view of what constitutes an expansion or enlargement of the nonconforming
use. By awarding building permits to improve nonconforming uses, the building inspector indirectly encourages
their continuation.



Although allowing the expansion and reconstruction of noncomplying buildings, granting variances to allow the
expansion of nonconforming uses, and issuing building permits to improve nonconforming uses do not advance
the policy of discontinuing nonconforming uses, they allow the municipality flexibility in accommodating the
needs of nonconforming use property owners while mitigating and protecting the community.

CITATIONS
1. Cave v. Zoning Bd. of Appeals of Village of Fredonia, 49 A.D.2d 228, 373 N.Y.S.2d 932 (4th Dep't 1975),

establishes that the purpose of zoning provisions limiting the expansion, alteration or restoration of a
nonconforming use are intended to encourage the disappearance of nonconforming uses in zoning districts.

2. In Darcy v. Zoning Board of Appeals of the City of Rochester, 185 A.D.2d 624, 586 N.Y.S.2d 44 (4th Dep't
1992), the court upheld a local determination that a nonconforming use was abandoned when evidence showed
discontinuance for at least 20 months, well beyond the six month period specified in the ordinance.

3. Two Court of Appeals cases that articulate the tests used to determine the purpose and validity of requiring
the termination of nonconforming uses over time are: Harbison v. City of Buffalo, 4 N.Y.2d 553, 559, 176
N.Y.S.2d 598, 600, 152 N.E.2d 42, 44 (1958) and Modjeska Sign Studies, Inc. v. Berle, 43 N.Y.2d 468, 402
N.Y.S.2d 359, 373 N.E.2d 255, 262 (1977).
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VisionGuard™ L10 Angled Louver

VisionGuard™ Angled Louvers are inverted 45° straight blade louvers designed for
architectural and vision proofing applications. The continuous blade design with
concealed snap-in retainer clips eliminates the need for unsightly vertical mullions or

frame flanges.

e Louvers: 6063-T6 extruded aluminum .100" thick.

s Clips: 6063-T6 extruded aluminum .125" thick.

e Vertical Tree: 6063-T6 extruded aluminum 3" x 3" x 188"
«  Fasteners: #12-24 x 1.25" Tek 5 self-drilling screw.
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The undersigned states the above information is true and correct, and understands that it is the responsibility of
the applicant to advise the Planning Division and / or Building Division of any additional changes to the approved

site plan. N =
Signature of Applicant; ’l\\'{)qtz .. 5*-}'#45@
AL O T
Application £ [{ 0054 Date Recei ?’ﬁ?%%‘ Fee: @tg‘g’//‘ﬂj
Date of Approval: 8/;Mé Date of Denial: Reviewed by -%




SAROKI

ARCHITECTURE

August 3, 2016

Details of the Request for Administrative Approval:
(See sheet SP-1 Site Plan for proposed revisions)

1. Proposed landscape island near Southfield Rd. to be eliminated. Proposed
street tree will be planted nearby. *Note: The interior landscape requirements are
not impacted by this administrative approval.

2. Barrier-free parking space will be moved closer to building entry, along with
reducing the entry ramp width to that of a 9'-0" parking space. Parking spaces
along the storefront will be re-striped accordingly.

3. Existing walk near SE building corner to be converted to landscape bed.

4. Added a proposed ramp and landing at new door to alley due to grade

differential.
430 N. OLD WOODWARD, BIRMINGHAM, M| 48009
P 248 258 5707 F 24B 258 5515

SarokiArchitecture.com
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il = . g:,,','; %c GENERAL PAVING NOTES
. f ;;1; . PAVEMENT SHALL BE OF THE TYPE, THICKNESS AND CROSS SECTION AS INDICATED OM THE PLANS AND AS FOLLOWS:
o SR Vit gl CONCRETE:  PORTLAND CEMENT TYPE IA (AIR—ENTRAINED) WITH A MINIMUM CEMENT CONTENT OF SIX SACKS PER CUBIC =
K. L {2 I . YARD, MINIMUM 28 DAY COMPRESSIVE STRENGTH OF 3,500 PSI AND A SLUMP OF 1 1/2 TO 3 INCHES, SEAL

N T Sl ASPHALT:  BASE COURSE ~ MDOT BITUMINOUS MIXTURE NO. 1100L, 20AA; SURFACE COURSE — MOOT BITUMINOUS e
MIXTURE NO. 1100T, 20AA; ASPHALT CEMENT PENETRATION GRADE B5—100, BOND COAT — MDOT SS—1H Sxe OF Moy
‘ : EMULSION AT 0.10 GALLON PER SQUARE YARD; MAXIMUM 2 INCH LIFT. SArLt e

3 NOTE. PAVEMENT BASE SHALL BE COMPACTED TO 95% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF

i e i THE INTERIOR LANDSCAPE ILDING ~ I z PROPOSED PAVEMENT. EXISTING SUB-BASE SHALL BE PROOF—ROLLED IN THE PRESENCE OF THE ENGINEER TO DETERMINE

‘ #1 R‘E&Jgg:g;smags NOT BUIL Iloﬁ PR. SILT FABRIC STABILITY.
“ADDIT FENCING (TYP. M~
| ADMINISTRATIVE APPROVAL. 2935 SQ. FT BR. ' DIA | e — ALL CONCRETE PAVEMENT, DRIVEWAYS, CURB & GUTTER, ETC., SHALL BE SPRAY CURED WITH WHITE MEMBRANE CURING
5 ‘ | ' EE e 2 Y YARD mm{ | X COMPOUND IMMEDIATELY FOLLOWING FINISHING OPERATION.
AT Y 141,90 A & ALL CONCRETE PAVEMENT JOINTS SHALL BE FILLED WITH HOT POURED RUBBERIZED ASPHALT JOINT SEALING COMPOUND

(MATCH EX )

PR. 34|LF.—12° PYC, i - K IMMEDIATELY AFTER SAWCUT OPERATION. FEDERAL SPECIFICATION SS—-S184.
SCH.40 @ 1.00% J =
G-l » ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT STANDARDS AND SPECIFICATIONS OF THE
| ” &JNWMT‘I’ AND THE MICHIGAN DEPARTMENT OF TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION,

RRENT EDITION.

] 1 ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 67 CONCRETE CURB UNLESS OTHERWISE PROJECT
o1 ALL SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1993, SHALL BE INSTALLED AS INDICATED ON THE PLANS. g‘_aﬂ(,et 2quar %
I CONSTRUCTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH CONNECTING TO AN EXISTING STATE OR COUNTY ROADWAY i
SHALL BE ALLOWED ONLY AFTER AN APPROVED PERMIT HAS BEEN SECURED FROM THE AGENCY HAVING JURISDICTION OVER
| I SAID ROADWAY.
. & FOR ANY WORK WITHIN THE PUBLIC RIGHT-OF—WAY, THE CONTRACTOR SHALL PAY FOR AND SECURE ALL NECESSARY
| - 2" bE = PERMITS AND LIKEWISE ARRANGE FOR ALL INSPECTION.
_ EXISTING TOPSOIL, VEGETATION AND ORGANIC MATERIALS SHALL BE STRIPPED AND REMOVED FROM PROPOSED PAVEMENT CHIENA
AREA PRIOR TO PLACEMENT OF BASE MATERIALS. Market Square
EXPANSION JOINTS SHOULD BE INSTALLED AT THE END OF ALL INTERSECTION RADIL 1964 Southfield Rc
: SIDEWALK_RAMPS, CONFORMING TO PUBLIC ACT NO. B, 1973, SHALL BE INSTALLED AS SHOWN AT ALL STREET Birminch MI 4
| o INTERSECTIONS AND AT ALL BARRIER FREE PARKING AREAS AS INDICATED ON THE PLANS. irmingham,
oy = ) Ll ALL PAVEMENT AREAS SHALL BE PROOF—ROLLED UNDER THE SUPERVISION OF A GEOTECHNICAL ENGINEER FRIOR TO THE
[ i PLACEMENT OF BASE MATERIALS AND PAVING MATERIALS. Contict:

FILL AREAS SHALL BE MACHINE COMPACTED IN UNIFORM LIFTS NOT EXCEEDING 8 INCHES THICK TO 98% OF THE MAXIMUM Joh K
DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF PROFOSED PAVEMENT. 0 nny sarmo

Tel.: (248) 334-457
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.. , B ) PAVING LEGEND
:‘ I. + 52 ..>:.{ e = : v L 'S - 0 E RS A % -
v : B e — A —t == i
O & AP -z g . y I: PROPOSED CONCRETE SIDEWALK Know what's Belor
: 7 . . g S =___7 - Call vefore yoi
| O WORFTE APPROACH & & " P OETE  ADODIE Vg - ..
; ] } PROPOSED CONCRETE PAVEMENT |
18" CONCRETT CURB & GUTTER ETSORTE
SOIL EROSION CONTROL : 3
3 Y e 5.5 1,78 02-04-2015_ Revised Per Ci
CUTTING, FILLING AND CRADING SHALL BE MINIMIZED AND THE NATURAL TOPOGRAPHY OF THE SITE ~-SPACING 6" M. Dﬁv& ’f,‘"g S | ESTIMATED QUANTITIES 02-04-2016 _Revised Per Cil
SHALL BE PRESERVED TO THE MAXIMUM POSSIBLE EXTENT, EXCEPT WHERE SPECIFIC FINDINGS AR = PAVING LEGEND 07-13-2016 _Revised Per Cil
DEMONSTRATE THAT MAJOR ALTERATIONS WALL STILL MEET THE PURPOSES AND REQUIREMENTS OF THIS 2 2" RADIUS 08-18-2016 Revissd Par Cl}
ORDINANCE. e " DESCRIPTION QUANTITY UNITS 08-18-2016 _Revised Per Cli
w s, —
DEVELOPMENT SHALL BE STAGED TO KEEP THE EXPOSED AREAS OF SOIL AS SMALL AS PRACTICABLE. 1o s 5 4 2% 8" NON—REINFORCED CONCRETE 510 sy EXISTING SANITARY SEWER
MONOLITHIC CURB & WALK 260 SF. T e —
SOIL EROSION CONTROL MEASURES SHALL BE INSTALLED BETWEEN THE DISTURBED AREA AND ANY k g o i TRART SAN. CLEAN OUT
WATERCOURSES, INCLUDING RIVERS, STREAMS, CREEKS, LAKES, PONDS AND OTHER WATERCOURSES, [T iiv e 5 6 CONCRETE CU TIER LF. Yy GATE VALVE T
WETLANDS; OR ROADWAYS ON OR NEAR THE SITE. = CONCRETE RAMPS 45 sy, Vi v STING WATERMAIN
SEDIMENT RESULTING FROM ACCELERATED SOIL EROSION SHALL BE REMOVES FROM RUNOFF WATER = ) T EXISTING STORM SEWER
BEFORE THAT WATER LEAVES THE SITE. SUPPORT FENCE Iy _
FRONT VIEW ——3% ———— EX. R. Y. CATCH BASIN
TEMPORARY AND PERMANENT SOIL EROSION CONTROL MEASURES DESIGNED AND CONSTRUCTED FOR THE —_—
CONVEYANCE OF WATER AROUND, THROUGH, OR AWAY FROM THE SITE SHALL BE DESIGNED TO LIMIT THE — - EXISTING BURIED CABLES
WATER FLOW TO A NON-EROSIVE VELOCITY. SLTFENCE JONT uni_};r POLE GUY POLE :
SECTION B-B 0 EARTH : — M — | —C =1 —~<T OVERHEAD LINES
TEMPORARY SOW EROSION CONTROL MEASURES SHALL BE REMOVED AFTER PERMANENT SOIL EROSION CEOTEXTILE | SHEET “ A . PER PLAN ) T
CONTROL MEASURES HAVE BEEN IMPLEMENTED. ALL SITES SHALL BE STABILIZED WITH PERMANENT SOIL TR FAteac FLOW SCARIEY FINISH N AU 6 o T POLE
EROSION CONTROL MEASURES. = oy GRADE PERPENDICULAR o AU TE BAT ZINA - = _
w, SLOP APPROVED SUBGRADE == 1 SIGN
IF LAKES, PONDS, CREEKS, STREAMS, OR WETLANDS ARE LOCATED ON OR NEAR THE SITE, EROSION - . :
CONTROL MEASURES WHICH DIVERT RUNOFF AND TRAP SEDIMENT MUST BE PROVIDED AT STRATEGIC UNDISTURBED VEGETATON) ,  , \pence CONCRETE CURB DETAIL 'B' ety b S DRAWN BY
LOCATIONS. STRAW BALE BERMS MAY BE USED AS TEMPORARY STORMWATER DIVERSION STRUCTURES, SUPPORT FENCE POSTS 1" R, =, 3 co MANHOLE ’ A C. Hazzard
BUT WILL NOT BE CONSIDERED SUFFICIENT FOR TRAPPING SEDIMENT. THE USE OF SEDIMENT BASINS, N.T.S. — B P =
FILTER FABRIC, VEGETATED BUFFER STRIPS, AND ROCK FILTERS IN LIEU OF STRAW BALE BERMS SHALL PLAN VIEW HYDRANT ATV PR.. SANITARY. SEWER DESIGNED BY:
BE STRONGLY ENCOURAGED. OTHER MEASURES MAY BE REQUIRED IF REASONABLY DETERMINED TO BE L SILT FENCE B - ® _Ypl' A e WATER MAIN . i
NECESSARY TO PROTECT A WATERCOURSE OR WETLAND. PLAN VIEW ‘% o —_— i — PR P. Williams
GEOTEXTILE FILTER FABRIC = —— INLET CH.  MANHOLE .
WHEN IT IS NOT POSSIBLE TO PERMANENTLY STABILIZE A DISTURBED AREA AFTER AN EARTH CHANGE FASTENED ON UPHILL SIDE, FABRIC TO BE : @ PR. STORM SEWER
HAS BEEN COMPLETED OR WHEN SIGNIFICANT EARTH CHANGE ACTIVITY CEASES, TEMPORARY SOIL TOWARDS EARTH DISRUPTION SILT FENCE A WRAPPED AROUND PEA STONE FILTER MATERIAL 8" CONGRETE PAVEMENT (3500 PSI MIN.) . R S APPROVED BY:
EROSION CONTROL MEASURES SHALL BE INSTALLED. PAC d R e 3 PR. R. Y. CATCH BASIN s
COMPACTED EARTH ON ADE " o ; P. Williams
{ | UPHILL SIDE OF FILTER A 2 GRAVEL WRAPPED IN AGGREGATE BASE, 21AA s :
PERMANENT EROSION CONTROL MEASURES FOR ALL SLOPES, CHANNELS, DITCHES, OR ANY DISTURBED UNDISTURBED runL CEOTEXTILE FILTER FABRIC ’ > 2 -
LAND AREA SHALL BE COMPLETED WITHIN 15 (FIFTEEN) CALENDAR DAYS AFTER FINAL GRADING OR THE VEGATATION - - ™ : PROPOSED LICHT POLE DATE:
FINAL EARTH CHANGE HAS BEEN COMPLETED. ALL TEMPORARY SOIL EROSION CONTROL MEASURES SHALL | SHEET FLOW » - ‘
SE MAINTAINED UNTIL PERMANENT SOIL EROSION CONTROL MEASURES ARE IMPLEMENTED. = LN TC E00.00] PR TOB GF CURS | BLEATION September 22, 201
VEGETATED BUFFER STRIPS SHALL BE CREATED OR RETAINED ALONG THE EDGES OF ALL LAKES, PONDS, FORUSE DUE NG R S TRUCRON AT = APPROVED SUBGRADE G0 800.06
BEFORE PAVING ONLY. GEOTEXTILE : PR. GUTTER ELEVATION 1 = 2y
CREEKS, STREAMS, OTHER WATERCOURSES, OR WETLANDS. 6 %6 FILTER FABRIC SHALL BE USED [TW 600,00 e 11 e
EROSION AND SEDIMENTATION CONTROL MEASURES SHALL RECEIVE REGULAR MAINTENANCE TO ASSURE ANCHOR TRENCH PROFILE VIEW AFTER PAVING UNTIL RESTORATION : . PR. TOP OF WALK ELEVATION 2 10 0 10
p £ 0, w RECTION B8 : \PRDOF—ROU_ED SUB BASE %{ TP 600.00 PR. TOP OF PVMT. ELEVATION h_S-E
ALL GRADING PLANS AND SPECIFICATIONS, INCLUDING EXTENSIONS OF PREVIOUSLY APPROVED PLANS, “ ; A e '
SHALL INCLUDE PROVISIONS FOR EROSION AND SEDIMENT CONTROL IN ACCORDANCE WITH, BUT NOT ION 6" MONOLITHIC CURB AND WALK FG 800,00 FINISH SRABE ELEVATION JOB NO. _
LMITED TO, THE STANDARDS CONTAMNED IN THE "STANDARDS AND SPECIFICATIONS FOR SOIL EROSION SILTFENCE DETAIL LOW POINT INLET FILTER CONCRETE PAVEMENT SECT

AND SEDIMENT CONTROL", PUBLISHED BY THE CAKLAND SOIL CONSERVATION DISTRICT. NTS N.T.S. N.T:S. N.T.S. 1633-01




PARKING REQUIREMENTS:
. Market Square: 13,2165 F
| 13,215 S.F. /300 = 44.05
L ' TOTAL PARKING REQUIRED: 44 Cars
BARRIER-FREE PARKING REQUIRED: 2 Cars
it BARRIER-FREE PARKING PROVIDED: 2 Cars
K TOTAL PARKING PROVIDED: 71 Cars
|
|
| (\®‘\ ! PARKING LOT LANDSCAPE REQUIREMENTS:
TOTAL INTERIOR LANDSCAPE AREA: 2,606 SF.
— = TOTAL PARKING AREA: 19,017 SF.
: INTERIOR LANDSCAPE REQUIRED: 5%
o k/ INTERIOR LANDSCAPE PROVIDED:
| iy 2,606 SF. /19,017 SF. = 0.14x 100 = 14%
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WALLS AND INTERIOR PARTITIONS, NONCOMBUSTIBLE

GA FILE NO. WP 1072 GENERIC 1 HOUR 45to 43 STC
2 GYPSUM WALLBOARD, STEEL STUDS i Lot
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3 it o 12 o o e iy Ao o St
EXISTING 16-0" Ii-o" : :
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| | i ok ; woi ¢ DASED o PHASEZ o I
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1 f Y ! 1 t T 48'%60" CONCRETE 5TOOP (TO BE FLUSH MITH 770, 881
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- FREPARED FOODS v R el 'L” s S 2 e 0 s = 2. ALL NORK SHALL BE IN COMPLIANCE WITH ALL FEDERAL, STATE,
S I Shes . S ki 4 | *3-og. | 4§40 ’}d v (e SO AND LOCAL CODE STANDARDS AND REGULATIONS, !
% N } \&‘_ﬁf i 3, CONTRACTOR SHALL VERIFY EXISTING CONDITIONS AND
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o _ ‘ @ | ® | ~i| X i @ || rrer | CONTRT TLED WAL SIRROND AT OF 72 HOURS PRIOR NOTICE. 7
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Administrative Approval Application

Planning Division

Form will not be processed until it is completely filled out

1, Applicantf.eed' LFNerY aompch
Name:
Address:

\ /L minghem, M1 ~8007%

QC@@ of ‘Birmingham
T

CITY OF BIRMINGHAM
Date 08/16/2016 2:42:11 PM

0) B2

CITY OF BIRMINGHAM
COMMUNITY DEVELOPMENT
Property Owner DEPARTMENT
Name:

; / Com
i ﬁga Ipke phex

(Aieminghom, M) 48007

A Wallalle a....w,

"

Phone Number: A48 pda- S9I0
Fax Number: AR - THO- /-2 O
Email:

2. Applicant’s Attorney/Contact Perscm
Name:

Address: ﬁi(aagg (¥ Q_QQ ;‘)Qf

na Qo

Phone Number: - -
Fax Number: IR - YO - /260
Email: ver

3. Project Information

Address/Location of Property: M&Q@gdg&iﬂic
ﬂ:emma}ﬂm mi 80079
Name of Develof

Parcel 1D #: L]

Current Use: ﬂ“iomob,.,{g‘ L/enlea=sh ]

Area in Acres:
Current Zoning:

4. Attachments

« Warranty Deed with legal description of property e
« Authorization from Owner(s) (if applicant is not owner)

+ Completed Checklist

* Material Samples/Specification Sheets

» Digital Copy of plans

Phone Number: 748 - (o425 -5 9. 30

Fax Number: SIUE - IO - /26D
Email: 4 red /
Project Designer
Name: 2 {
Address

et ) f o 4 ),
Phone Number: IS 26? - L I00

Fax Number: oFYE =P oo = LITIS
: -
Email: __ MeKorabo'a’hedey. COm

. Name of Historic District site is in, if any:

Date of HDC Approval, if any:
Date of Application for Prelimi

Date of F y Site Plan App
Date of Application for Final Site Plan:
Date of Final Site Plan Approval:
Date of Revised Final Site Plan Approval:

y Site Plan:

Two (2) folded copies of plans including an itemized list of all
changes for which administrative approval is requested, with
the changes marked in color on all elevations

5. Details of the Request for Administrative Approval

5i9n Changes PR Iding ICLeening foe £oot #op

HVAC e?.afu nt

i

The undersigned states the above information is true and correct, and understands that it is the

ponsibility of

the applicant to advise the Planning Division and / or Building Division of any additional changes to the approved

site plan. FRred LAve ré
Signature of Applicant: et
Eredenick A | . QJJ\WLF:M
Miice Use Only
Appli # lé -OA Date Received: ! H 53

Date of Approval: g/ILAG

Date of Denial:

Reviewed by:

31009
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raenvisor

screening systems

An affordable solution for
equipment screening is
finally here...

Envisor equipment screens now offer architects the

flexibility to create affordable, elegant, customized
screening solutions that integrate with their building
design, all with no rooftop penetration.

Our patented equipment sceeens also provide a viable
solution for municipal screening code requirements
on everything from HVAC units to

57" Lowver Fancls

System Features
* Verrieal Screen
* Lawver Pancl Devign
*Cove Top Trim
* Panal Color: Opster
*Top Trim Colar Terrs Cotza

The Chia State Tiniversity Pocadavioa - Columbis, Obio

chillers, air handlers, power exhausts, roof stacks,
communication equipment, dumpsters - you name itl

Customizing a screen to fit
your needs is easy...

Simply choose between canted or vertical, decide on a
panel design, sclect # top trim (optional), and pick a
color. It's that simple! We can customize any feature
to your parricular design requirements, including custom
panel designs, custom colors, and custom top trim designs.
1f you don’t see what you need, tell us what you want.
We'll build it for you.

www.cityscapesinc.com



Administrative Approval Application
Planning Division
Form will not be processed until it is completely filled out

‘n ,Gh of Birminghe

LLITY UF S1RNLNGEEAT

E@@%ﬁ%w P

A Wisllalle T
Receipt 326517

Al (n§ 7A9R-00
\- CTYCFBRMNGHAM -
COMMUNTY DEVELOPMENT DEPARTMENT

:” j&!'_é Wolliday

N ITTIE

Phone N Phone } iy AL AV,
Fax Number: Fax Numb
Email: -0 © Email: Lf no [liday £ !'/af‘?@ L)

2 i 's Attol Person
2 Rl o TIWENS

::::ct Designer N / .‘IA_

Address: = Address:
S A4S
Phone Numt AT T I L Phone Numb
Fax Number: 7 3l - Fax Numb
Email: UDUNK Email:
3. Project Information
Address/Location of Property: Name of Historic District site is in, if any:

Parcel ID #: _ .

b
Current Use: Peadential”

Area in Acres:

Current Zoning:

4. Attachments

« Warranty Deed with legal description of property

« Authorization from Owner(s) (if applicant is not owner)
« Completed Checklist

« Material Samples/Specification Sheets

= Digital Copy of plans

Date of HDC Approval, if any:
Date of Application for Preliminary Site Plan:
Date of Preliminary Site Plan Approval:
Date of Application for Final Site Plan:

Date of Final Site Plan Approval:
Date of Revised Final Site Plan Approval:

Two (2) folded copies of plans including an itemized list of all
changes for which administrative approval is requested, with
the changes marked in color on all elevations

5.  Details of Request for Administrative Appro I

Peaidentia | &?}1 znsialldh

The undersigned states the al vemformﬂmkhuenndoomcuandundemmmnlitisthemponﬂhiﬁtyor
the applicant to advise the i DivisiunandforBuildingDivisionufanyaddlﬁomlchangwtntheappmved
site plan.

Signature of Applicant: — Date:

Date of Denial:

ice T2 L ‘ im W/l ]
Date Rmived(;)fﬁ; 302 Eé Feet. 'ﬁ [geinY U/ / l

130563



&

Dusk to Dawn Heating & Cooling Services, LLC.
PO. Box 741 Birmingham, MI 48012-0741

Tel 313-433-4080 DUSk to ’Dawn

d2dhvac-go@yahoo.com -
i HEATING .~ COOLING

¥

JULY 26, 2016

City of Birmingham
Planning Department
151 Martin Birmingham, MI 48009

Dear Mr. Matthew E. Baka,

| am submitting this drawing of the condenser location for the mechanical permits I pulled on Friday July 22 2016. It
is for a condominium located at 850 Adams #5 Birmingham, M1 48009. [ attached a copy of the receipt, and the clerk
said she’d forward permit copies once you reviewed the drawing

esitate to call, and/ or email me directly with any questions and concerns.

Clemoens
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QC’ % CitE O DAL
2 - 4 4 Date 08/31/2016 4:04:23 PM
= 1 n
Caty of T@fﬁg‘fufm Ref 00131408
— Receipt 331480
Amount %100.00

Administrative Approval Application
Planning Division
Form will not be processed until it is completely filled out

1. Appli Pro Owner
Name: I??r-"}berh Face ond _Supply e st Unyledk e thiks! Choteh
Addresss bq70 _'E 4 Mile RL " Address: _1SPA W/ e
wWalfer, ML H#oq! i(min
Phone Number: o e o Phone Number: = 9
Fax Number: _5{,- S10~ 412 Fax Number:
Email: _Seees e &bhg[}’fﬂﬁ, [P Email: Lwlamfé ﬁ)ﬁ;élb{_v;w gg
2. Applicant’s Attorney/Contact Person Project Designer
1 Las\ Name: uy K
[P Addch'. 1329 W/ AMaple

g1 |Hr’ﬂfl\m, Ma YeboT
Phone Number: 584 -930 - 3014 Phone Numbet:. @46~ 39L-B963
Fax Number: 58}, - 51¢ - 9439 Fax Numb

Email: Séb_::ﬁ’ k..a-.hrl'f e com  Email: bt’)lidl!‘? Q;[wn b '.(}m'a?&aﬂ oy

3. Project Information
Address/Location of Property: 3 legsan £ .5 } Name of Historic District site is in, if any:
D ity fm. mi Y g 007 Date of HDC Approval, if any:

Name of Devélopment: Date of Application for Preliminary Site Plan:
Parcel ID #: Date of Preliminary Site Plan Approval:
Current Use: _[1é3ighace Date of Application for Final Site Plan:
Area in Acres: Date of Final Site Plan Approval:
Current Zoning: Date of Revised Final Site Plan Approval:
-4. Attachments
« Warranty Deed with legal description of property +  Two (2) folded copies of plans including an itemized list of all
« Authorization from Owner(s) (if applicant is not owner) changes for which administrative approval is requested, with
+ Completed Checklist the changes marked in color on all elevations

- Material Samples/Specification Sheets
» Digital Copy of plans

5.3/[1)3 i:’i of éaq TE“’-{S’ for Administrative Aﬁproval

yolvonizsd chain _lirk  on Morth s.de oFf
olaperi. Tastonl D of b Codpi _Shudpssbd>  oa ik 3. de  of

Hijey

The undersigned states the aboy, rmation is true and correct, and understands that it is the responsibility of
the applicant to advise the ni ivision and / or Building Division of any additional changes to the approved
site plan. //_\
Q-
Signature of Applicant: Datc:f'xﬂfﬁ NN =
il

e K i mIe/AVA

Office /se O — O i
Application #: { ¢- lﬁ Date Received: 3( 3/ }'y‘ Fec;j I UC_)_ =2

b

B : K Date of Denial: Reviewed by: % v éj

J-]jl—l  w— Lf\:|]|!
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LLTY Ur CLRGILGTIRE

. § . . Date 08/11/2016 10:59:54 AN
?Qty of @zmmgham Ref 00130925
€ e ity

S e g
Administrative Approval Application

Planning Division

Form will not be processed until it is completely filled out

A Witbable Comaruni

Receipt 326771

1. Applicant Property Ow

Name: Name:

hd.d:m: A_:“.

Phone Ni Phone

Fax Numt Ade- A03-Aag 41 Fax Numb - -

S wl y 3 _‘; :.3
2. Applicant’s Au.oi‘n@?éon&::tjﬁers;n :
Name: _[Z4c i Epude b

Address: 110 Mgttt Claid

Phone Number: £17- Iyl - 45 B

Fax Numb

Email:

3. Project Information
Address/Location of Property:

Name of Development:

Parcel ID #:

Current Use:

Area in Acres:

Current Zoning:

4. Afttachments

« Warranty Deed with legal description of property
+ Authorization from Owner(s) (if applicant is not owner)
+ Completed Checklist

Email: a%r\? @JIBL{)M n% o
' Project Designer
Name: _ 3D  LEHIE (o Epugm

Name of Historic District site is in, if any:
Date of HDC Approval, if any:
Date of Application for Preliminary Site Plan:
Date of Preliminary Site Plan Approval:
Date of Application for Final Site Plan:

Date of Final Site Plan Approval:
Date of Revised Final Site Plan Approval:

« Six (6) folded copies of plans including an itemized list of all

changes for which administrative approval is requested, with
the changes marked in color on all elevations

5. Details of the Request for Administrative Approval

IMuale  HAHMP EZsalc

r

The undersigned states the above information is true and correct, and understands that it is the responsibility of
the applicant to advise the Planning Division and / or Building Division of any additional changes to the approved

site plan.

Signature of Applicant: W
N

rspiiaiin J0~COAL
Date of Approval: YA 1 /N.
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Administrative Approval Application

Planning Division
Form will not be processed until it is completely filled out

E}E@EDWE

AUG 17 2016

. CIT'I’ Cf BI'FNIW'LNJ
1. Appllcanl Property Owner Ty o
Name: 175 7S Name: 2
Address: = Zods et W Address: =
= . = =
Phone Number: y ook ] ne Mumber:
Fax Number: / ‘ax Number:
Email: &, : - Email:
2. Applicant's Attorney/Contact Person Project esigner A é
Name: Name: = &
Address: Address: m
S
Phone Number: - Phone Number,
Fax Number: Fax Number:

Email: Email:x FEF7 éw@ﬂ
3. Project Information
Address/Location of Property: & & @ajfﬁ Name of Historic District site is in, if any:

Date of HDC Approval, if any:

Name of Development: Date of Application for Preli y Site Plan:

Parcel 1D #: Date of Preliminary Site Pl.m Approval:

Current Use; Date of Application for Final Site Plan;

Area in Acres: Date of Final Site Plan Approval:

Current Zoning: Date of Revised Final Site Plan Approval:

4. Attachments

* Warranty Deed with legal description of property *  Two (2) folded copies of plans including an itemized list of all
Authorization from Owner(s) (if applicant is not owner) changes for which administrative approval is requested, with
Completed Checklist the changes marked in color on all elevations

* Material Samples/Specification Sheets
+ Digital Copy of plans

5. Details of the Reqzest for Administratiée Apg:gr{_l

The undersigned states the above information is true and correct, and understands that it is the responsibility of
the applicant to advise the Planning Division and / or Building Division of any additional changes to the approved
site plan,

Signature of Applicant: Z’Nﬁ‘i: . %{i:ﬁ% éj‘ ; e @
oty AL
Bt

Offi
Applicati #:_lL = ooq% Date Received: ﬁ;{s,/ ﬁ/ ee:
Date of Approval: ?A'?'/J‘ Date of Denial:__ Reviewed by: m‘ M\




HUNTERROBERTS

DESIGN+BUILD
LMB PROPERTIES, LLC
885 Redding - PERMIT PLAN TO Most/Many issues below relate to getting a properly draining roof which was determined during
APPROVED PLAN COMPARISON construction plan phase. We do not incurr the cost of complete structural design before site plan is
approved by Planning Commission.
9-Aug-16
Elevation Plan Page As Corresponding Plan Of Notes
\pproved By | C ion D
Rear - Unit #2
A200 A203 1. Stone changed to handmade brick
2. Roof dormers in attic changed to to single window dormers
3. Bedroom dormers on left and right side viewed from side have changed from lean to roofs to hip
roofs to allow head room in bedroom without running off roof.
Elevation Plan Page As Corresponding Plan Of Notes
Approved By | G
East - Unit #2
A201 A203 1. Window box removed from kitchen window as it Is in awkward to maintain location that no one will
see.
2. Upper roof changed to add hip roof on south side of gables. This was done to allow us to move the
bathroom and bedroom rearward on this unit. It would not fit with the design of the front elevation for
unit #2 which was never shown on the approved plans. This was a structural issue. You will see we
have a balancing dormer on both sides of the gable. The result was better symetry
3. we added a window into the mud room. We believe it will be dark without the window.
4, We changed the stone columns on porch to Azek. We learned these were awkward when we did the
full front elevation of Unit #2, again, this was not shown on the approval plans.
5. We changed the garage doors, the doors drawn by artist are not a standard door.
Elevation Plan Page As Corresponding Plan Of Notes
Approved By _| Constructs
‘West El - Unit #2




A200 A204 1. We replaced siding on master bedroom panel (south end of unit) with brick. We did the same on the
garage rear wall. This was part of a plan to add more masonry and reduce some higher maintenance
siding.

2. We eliminated two angled, buttresses
3. We added a required egress window for b it and a daylight window for b to provid
natural light in lower level family room.
4. In order to make the roof drain properly, when we did the roof plan structure, we realized the small
gable on the west elevation had to be widened, so we slightly widened the main roof gable.
|5. We added a second flue to top of chimney.
Elevation Plan Page As Corresponding Plan Of Notes
PE dBy | C i
North El lon - Unit #2
[No Shown A202 Very consistent with rest of Unit #2 materials and design.
Elevation Plan Page As Corresponding Plan Of Notes
\pproved By | Construction
North Elevation - Unit 1

A201 A200 1. We widened the bay window in the bedroom on second floor so it would meet egress, we believe it
is better proportioned.

2. We raised roof on dormers flanking left and right of main front facing gable to make them more
looking.
3. We changed front porch roof so main roof could be raised enough to allow code required head room
for staircase going to second floor.
4. We softened the entry porch by adding recessed paneling which we feel is more "approachable” than
a stone wall.
5. We added stone to the right of the main gable to keep the materials more consistent (less visual
chaos).
6. We added a custom metal "climbing hydrangea” frame so it would feel in the large blank space
k the two wind - SEE COLOR RENDERING.
Elevation [ Plan Page As | Corresponding Plan Of Notes
ApprovedBy | C ion D,
East El - Unit 1
I_ [A201 A200 1. We replaced the brick on the side elevation to stone for this unit for consistency.




2. We mdened the side staircase area of the house to allow headroom to second floor. The caused us

to eli on window i diately behind this
3. We eliminated the stone b on this elevation and repl with Azek square columns which
will look more sut jal and less awk d. These b seems to work in stone when they are

|against a corner of stone, but look bad when free standing as columns with four sides exposed. There

Is not foundation on two sides.
4. We changed the garage doors, the doors drawn by artist are not a standard door.

|S. Mud room porch was drawn out of scale on rendering, ¢ d on plans,

I;We keep Unit #1 primarily stone and siding this caused us to remove brick butress on south end of
rage.

Elevation Plan Page As Corresponding Plan Of Notes
Approved By | Construction D
West Elevation - Unit 1
A200 A201 1. | app: limi i st on Master Bed and Family room window. | think this is done
because these are not frequently viewed. Need hough
2. We traded stone on rear Family wall with Brick on Front Master Bedroom wall so the front unit will
be wrapped in stone for most of the unit. We transition now to brick for the rear of Unit #1 and the
entirety of unit #2.
3. We added a window on upper dormer to get more light into room.
Elevation Plan Page As Corresponding Plan Of Notes
pp iBy |C i
South Elevation - Unit 1
[Not Shown A202 1. Looks great!







85 Redding RAd.

sw Construction

5 Redding Rd.
mingham, MI 48009

neral Scope of Work

emolition of existing residence & attached garage
onstruction of a new two-family residence with
ttached garages

ilding Code Information

\RC 2015
\BC 2012

ICHIGAN UNIFORM ENERGY CODE 2009
ICHIGAN MECHANICAL CODE 2012
\ICHIGAN PLUMBING CODE 2012

ATIONAL ELECTRIC CODE & THE MI PT. 8 ELECT. RULES 2014

eef Index

00 Title Sheet & Architectural Site Plan
01 Site Plan & Drainage Plan

02 Site Plan & Drainage Plan

03 Abbreviations & Symbols Legend
04 Project Specifications

00.1 Foundation Plan: Unif 1

00.2 Foundation Plan: Unit 2

1.l Finished Lower Level Plan: Unit 1
D12 Finished Lower Level Plan: Unit 2
02,1 First Floor Plan: Unit 1

D2.2 First Floor Plan: Unit 2

03.1 Second Floor Plan: Unit 1

03.2 Second Floor Plan: Unit 2

04.1 Roof Plan: Unit 1

04.2 Roof Plan: Unit 2

00 Exterior Elevations: Unit 1

01 Exterior Elevations: Unit 1

02 Exterior Elevations: Unit 1 & 2

03 Exterior Elevations: Unit 2

04 Exterior Elevations: Unit 2

00 Building Section

01 Building Section

02 Building Section

03 Building Section

04 Building Section

05 Building Section

00 Section Details

01 Section Details

02 Section Details

03 Typical Section Details

00.1 Second Floor Framing Plan: Unit 1
00.2 Second Floor Framing Plan: Unit 2
01.1 Roof Framing Plan: Unit 1

i 7 Roof Framing Plan: Unit 2

00.1 Lower Level Electrical Plan: Unit 1
00.2 Lower Level Electrical Plan: Unif 2
D1l First Floor Electrical Plan: Unit 1
D12 First Floor Electrical Plan: Unit 2
02.1 Second Floor Electrical Plan: Unit 1
02.2 Second Floor Electrical Plan: Unit 2

Zoning Information
(City of Birmingham)

LOT# 51

ZONED: R-4, TWO-FAMILY RESIDENTIAL

LOT AREA: 17,250 SQ. FT.

MAXIMUM % OF LOT COVERAGE ALLOWED: N/A

MAXIMUM TOTAL FLOOR AREA: 40%
40% % 17,250 SQ. FT. = 6,900 SQ. FT. MAX.

PROPOSE LOT COVERAGE (FOOTPRINTS)

1. HOUSE: UNIT 1 2,579.0 SQ. FT
2. HOUSE: UNIT 2 2,470.05Q. FT
3. GARAGE: UNIT 1 626.05Q. FT
4. GARAGE: UNIT 2 558.0 SQ. FI.
5. COVERED PORCH (A) 49.0SQ. FT.
6. COVERED PORCH (B) 35.08Q. FT
7. COVERED PORCH (C) 55.0 8Q. FT.
TOTAL: 6,372.0 SQ. FT. <6,900.0 SQ. FT.
6,372.0SQ. FT./ 17,250 SQ. FT. = 37.0% < N/A
SETBACK INFORMATION
T FRONT YARD REQUIRED: 25.0'

- FRONT YARD PROPOSED: 36.7'

2 SIDE YARD REQUIRED:

- MINIMUM ONE SIDE:
9.00' OR 10% OF LOT WIDTH (WHICHEVER IS LARGER)

-TOTAL OF TWO SIDES:
14.00' OR 25% OF LOT WIDTH (WHICHEVER IS LARGER)

- TOTAL SIDE YARD REQUIRED: 18.75' (75.00' X 25%)

- PROPOSED EAST SIDE: 9.75'
- PROPOSED WEST SIDE: 9.00'
- PROPOSED TOTAL SIDE: 18.75'

3 REAR YARD REQUIRED: 30.0'

- REAR YARD PROPOSED: 30.0°

4. REQUIRED DISTANCE BETWEEN STRUCTURES: 18.75'

MAXIMUM BUILDING HEIGHT (TO MIDPOINT): 35.0'

PROPQOSED ROOF HEIGHT (TO MIDPOINT): 22.6'
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General Contractor

Hunter Roberts Homes /
Wellington Chase Homes

Suite 115

36800 Woodward Ave.
Bloomfield Hills, M1 48301
P.248.644.4910 F.248.594.9797

Architect

e e e e
Krieger | Klatt Architects Inc.

(Jeff Klatt R.A.)

1412 E. 11 Mile Rd.

Royal Oak, Ml 48067
P.248.414.9270 F.248.414.9275

Civil Engineer

Horizon Engineering Inc.
(Nathan P. Robinson, P.E.)

P.O. Box 182158

Shelby Twp., M| 48318

P. 586.453.8097 F. 586.580.0053

Structural Engineer

Maverick Consulting Engineers, Inc.
(Scott Lidgard, P.E.)

3190 Walnut Lake Ct.

Commerce Twp., Ml 48390
P.517.669.9642 F.517.668.0027

NORTH
Architectural Site Plan

Scale: 1" = 20-0"

NOTE:

THIS SITE PLAN IS FOR GENERAL DESIGN PURPOSES ONLY
- ALL CIVIL DOCUMENTS & LANDSCAPE PLAN TO BE
SUPPLIED BY H.R.H. THE ARCHITECT IS NOT RESPONSIBLE
FOR THE ACCURACY OF THE MEASUREMENTS

Site Construction Notes:

1. SEE CIVIL ENGINEERS DRAWINGS FOR GRADING INFORMATION. ALL GRADES
ARE TO SLOPE MIN. 1/4" PER FOOT AWAY FROM THE HOUSE AND OUT TO THE

STREET

2. SILT FENCE WILL BE MAINTANED DURING CONSTRUCTION. SEE CIVIL ENG.
DOC'S FOR DETAIL

3. SEE CIVIL ENGINEER DRAWINGS FOR ANY TREE REMOVAL INFORMATION
4. PROTECT EXISTING TREES AS REQUIRED LOCAL CITY BUILDING STANDARDS

5 FOR LANDSCAPE DESIGN INFORMATION SEE PLANS PREPARED BY H.R.H. /
LANDSCAPE ARCHITECT

6. PROVIDE IRRIGATION SYSTEM AS DESIGNED BY H.R.H. / LANDSCAPE
ARCHITECT

7. VERIFY REQUIREMENTS FOR SITE LIGHTING W/ H.R.H. PROVIDE UNDERGROUND
CONDUIT(S) AS REQ'D

8. VERIFY IF UNDERGROUND DRAINAGE IS REQ'D FOR DOWNSPOUTS W/ H.R.H.

9. VERIFY GAS / ELECTRICAL SERVICE LOCATION W/ H.R.H.

HUNTERROB

DESIGHN

krieger klatt

ARCHI

architecture interiors co

1412 East Eleven Mile Road. Royal O
Phone: 248,414 9270 Fox: 248.414.9275 Web: )

Client:

Hunter Roberts H
Suite 115

36800 Woodward A
Bloomfield Hills, Ml +

Project:

New Constructi

885 Redding Road
Birmingham, Ml 48009

Issued:
05-26-2016 Construction

-

Seal:

ST
W
e oLy,

p}}’.lcngREY
H w /7
0

.

; rass i ¢

T, VSE B ARt
/ Q
K27

Nofte:

Do not scale drawings.
calculated dimensions
Verify existing conditiol

North Arrow:

NORTH

Sheet Title:

Title Sheet &
Architectural Sit

Scale:

As Noted

Project Numbel
15-203

Sheet Numbeg

G.0(




Unit 2

Unit 1

RIDGE VENT: SHINGLE
| VENT 2 FROM AIR VENT

| RIDGE VENT: SHINGLE
VENT 2 FROM AIR VENT

r

'HEARTH:N-HOME 15345" CAP
OR APPROV. EQ. [TYP.)
PRE-FORMED GALV.

METAL CHIMNEY

CAP FLASHING PAN

SINGLE PLY 40 MIL.
EPDM ROOFING
PRE-FINISHED BREAK
METAL FLASHING

1X8 TRIM
40

N W

V4

24 |

A
QoY

RIDGE VENT: SHINGLE
‘ VENT 2 FROM AIR VEN

.I\IEK FAIM-210. $HIM§LE

_MOLLD (3141

1x2- 58" RAKIE

P SERIES)

!5 TGAT [
R H.R.H. SPEC'S

N DjA. 302 FOR

EAD TRIM DETAIL

| llm

180 X_ﬂ'ﬂ" E).H. !NSULATEDG*J

c% nooln :aomﬂmﬁ SERIES) "

I| (1

WWL NN,
CONFIRM W/ HRH] ([YP.}

| n

| |

QN_.,___

AZEK4CROWN ON 158
WD FRIEZEBD, DN 1X30

“WD.SUE- FRIEZE BD.

AIEKSUB SILL N
RAIN-G93IOR
EQ ON S5 l'RJn\:lrEED

Amrov.

[ rmesmué_cwossﬂsw : = =

v 7/

N

&

[~ | P [
e

A
([ umesm-us S (PricH |
L[| || TODRANW/DRIPEDGE

nEG@RA#VEngth?STO' T
| BESELECTEDBY HR.H. ——— =
| N | [

7272

e —t

1L

ik = &
UHéor'EEllJNG'

_[BEYOND) o!mﬁﬂ La/gYONCL
g KETRIM

llﬂ?ﬁmrﬂs £

{EE'I‘OND! -

1X4 RAKE BD.

ALEK #AIM-210 SHINGLE
MOULD ON 1X 2-5/8"
RAKE TRIM

SECOND FLOOR CEILING LINE

i SECOND FLOOR DR. & WND. LINE
1 ]'
= AZEK 4' CROWN ON 1X8
31 WD. FRIEZE BD. ON 1X10
I E WD, SUB- FRIEZE 8D,
i &
-1
£
B
B
L}
—
E
SECOND FLOOR LINE
FIRST FLOOR CEILING LINE

FIRST FLOOR DR. & WND. HGT.

/DECORATIVE ~ ||
SHu'rrERstnE 7

I - seleCTepsvtRH)

Ll ey ol
.!‘__.

127X 127 TIMBER COLUMM,
CONFIRM W/ H.RH. [TYP)

L L 4 LIMESTONE SILL [PREM

1 ;ommw;iampiqes_;\-f —

FIRST FLOOR LINE ¢
(=1

&8
80

a-o
Ea

5
2w
k-]
.\..._ ~

hﬁ

N

5
5 ®
@
5
E]

2
3

$ FIRST FLOOR LINE

SECOND FLOOR CELNG UNE

SECOND FLOOR DR. & WND. LINE %

SECOND FLOOR LINE

FIRST FLOOR CEILING LINE
FIRST FLOOR DR. & WND. HGT.

East Elevation:

Scale: 1/4"=1-0"
A102

-

i
RIDGE VENT: SHINGL

Porch 'B'

\— STEPS 10 GRADE PER

GRADING PLAN

4 LIMESTONE SHiLL (TYP.
@ ALL EXTERIOR DOORS)

VENT 2 FROM AIR YENT

—{ISEESHT. A 401" — ¢

DORMER A"

N,

WALLS TO

W _Sin

SECOND FLOOR CEILING LINE
SECOND FI.ODR DR & WND L1NE i
SECOND FLOOR LINE
FIRST FLOOR CEILING LINE
FIRST FLOOR DR. & WND. HGT.

FIRST FLOOR LINE ¢

FINISH GRADE [VER. W/ CIVIL)

é FINISH GRADE (VER. W/ CIVIL)
—

T
sTEPsho GRADE PER

::

' Porch 'A’

| T GRAIING PLAN

| 3 . & LJNESTONES‘I'IIE)LC;EP.
North Elevation: Unit 1 sremeee
Scale: 1/4"=1-0! |
A.102 l [

| |

| |

| |

et i S R i e e = e e e —

&8

b OURED WINDOW WELL PER HRH
PECS - EE DET. 5 / A.401 FOR
TFICNlEGRESS WELL DETAIL

B0

a4

90

_T

STEPS TO GRADE PER
GRADING PLAN

| 4" LIMESTONE STILL {TYP.
@ ALL EXTERIOR DOORS)

&
FINISH GRADE (VER. W/ cw%
— .

==
==

| |
| |

II

North Elevation

West Elevation

Porch A Elevations: Unit 1

Scale: 1/4"'=1-0"
A.102

Exterior Material Schedule

&

ol

HUNTERROB]

DESIGN

krieger klatt

ARCHIT
architecture interiors cor

1412 East Eleven Mile Road. Royal Oc
Phone: 248.414.9270 Foo 248.414.9275 Web: kr

Client:

Hunter Roberts He
Suite 115

36800 Woodward A
Bloomfield Hills, Ml 4

Project:

New Constructi
885 Redding Road
Birmingham, Ml 48009

Issued:

05-26-2016 Construction

Seal:

Note:

Do not scale drawings. L
calculated dimensions ¢
Verify existing conditions

North Arrow:

Sheet Title:

Exterior Elevatic
Unit 1

SYMBOL ] DESCRIPTION | LOCATION | MANUFACTURER FINISH / COLOR
Scale:
M1 | BRICK VENEER AS NOTED ON ELEVATIONS 70 8E DETERMINED TO BE DETERMINED
M2 | STONEVENEER AS NOTED ON ELEVATIONS TO BE DETERMINED 10 BE DETERMINED As Noted
M3 | HORZONTALSIOING S NOTED ON ELEVATIONS TO BE DETERMINED 70 BE DETERMINED Project Number:
M4 | SHINGLESDING AS NOTED ON ELEVATIONS CEDAR VALLEY'- SHECTEDBYHRH: | aiar ¥ DPCAURE X FoA S, 15-203 |
M5 | ASPHALT SHINGLES AS NOTED ON ELEVATIONS e T NGONAL | =565 ok eRiNED
M4 | SINGLEPLY (60 MIL) EPDM AS NOTED ON ELEVATIONS 1O BE DETERMINED 7O BE DETERMINED Sheet Number:
M7 | STANDING SEAM METAL ROOF AS NOTED ON ELEVATIONS 70 BE DETERMINED COPPER - 10 BE DETERMINED BY HRH,
— NI TR | e A ‘ ZO
1X_TRIM AS NOTED ON ELEVATIONS Eﬁ:g‘;‘fg ;EODETE‘;:;S:D' FAINT =]




> & = S A
'HEARTH-N-HOME T5345" CAP SIMILAR ' ; ---—-—---—‘Kj T
Sk Unit 1], Unit 2 HUNTERROB

g0

I METAL CHIMNEY
CAP FLASHING PAN <
| ; g ! krieger klatt
VENT:
0 B ARCHIT
R architecture interiors col
; | rhopdr | 1412 East Eleven Mile Road. Royal Oc
5 1 I W | BDCE VRN SR Prione: 248.414.9270 Fax: 2484149275 Webs: k
T | | RIDGE VENT: #!NGLE ‘E VENT 2 FROM AIR VENT Cl. 1__
L1 VENT 2 FROM,AIR VENT / = == — = 1ent: |
——— = Hunter Roberts H
== = ' Suite 115
36800 Woodward A
Bloomfield Hills, Ml 4
5 SECOND FLOOR CEILING LINE
VR
. SECOND FLOOR DR. & WND. LINE .
- Project:
-
New Constructi
i 885 Redding Road
a . .
TIET Birmingham, Ml 48009
SrELTE CELING-(BEYOND}———" 1 |
SECOND FLOOR LINE . | ; ——
|reoream -7 Zas 8 LIMESTONE CROSSHEAD . | -
FIRST FLOOR CEILING LINE : - } - CBUNG (BEYOND] — =7 Tt | I I | | | ED ! ssued: |
= = = T (R | w17 = T Lot 1 e 4 .
FIRST FLOOR DR. & WND. HGT. gl 8 & I ' [ __& LIMESTONE CROSSHEAD W | 3 I — —_— i L 2 SR et 05-26-2016 Construction
oH, = S % \ s / / 5 e / 74l BN \
: ; . : AT | - S e o
3 | Y 7/ b i =1 VJ i v B B o SR |
[ = [l ey | m s i e o y
(I I g - I
tP " et ol il i
= & b: | A | / 0 Ul i) () N i N 4 | 3
= i 1 1 i | |
q f = - ] s &
5 [ au?.\r\ / | ] i B2 A 30743 / | I i :
1= | : T £
1 U T T 7 = I [
, | Er e = Hg ;
FIRST FLOOR LINE LM R = LS L =T Sk : A =1
! ; | el i | P | } } Ty 1
¢ ’ T i == i : —~ YT T L T aTE =
2 et J 0] S -:' j |t OO B () WS ot Vel [y WO o, 0 (I B Sl Ot
N ¢ FINISH GRADE [VER. W/ CIVIL) l,._—E i | | = — | - : | | i = 1 [l o =
T 1 }
1 : ] : | | l
| | I |
| | ! ' | . N | | ' |
J : ; | | | | |
& |
| | West Elevation: Unif 1 | i | |
1 ! Scale: 1/4" = 10" ' | | I |
| l ' | | | |
| l 1 | | | |
e i e, et e e  Embatatd teabeen e = e — — = e —— —— — — e ——— == = e e e . it daiaae P
oo iR s TN RS Y e S . R B R e R e e GONN——— . . . WS i . S . N, N g [ L . R e,
=0 == =] —
Seal:
=
i,
il
JIlT
| ATEK #AIM 210 ‘
o SHINGLE MouLDmon A 1905 Q
| 1 X 2-5/8 RAKE TRIM M ARG UN
o — %,\?SE ARG\A;\\\\\\\
1X4 RAKE BD. Not T
g ore:
i
=== Do not scale drawings. L
= e 1X8 WD: FASCIA BRD. calculated dimensions ¢
: SECOND FLOOR CEILING LINE o Verify existing conditions
— AZEK #AZM-210 SHINGLE
1X8 WD, FASCIA BRD, ——————— :
MOULD CN 1X 2-5/8"
SECOND FLOOR DR. & WND. LINE S TRt ¥ NOI’Th AITOW:
- AZEK 4" CROWN ON 1X8 AZEK 4" CROWN ON 1X8 .
| WD, FRIEZE BD. ON 1X10 ALEK &' CROWN ON 1X8 WD. FRIEIE : — WD. FRIEZE BD. ON 1X10
== WD. SUB- FRIEZE BD. BD. ON 1X10 WD. SUB- FRIEZE BD. —————f= —— WD. SUB- FRIEZE BD.
4" 5
—= = f— . | 1X8WOOD CORNER BRD. % 3 1X8 CORNER TRIM BRD, —————_|
== =8 | ——— ek sussiLNOsE © AZEK SUB SILL NOSE
DORMER '8 = HAZM-6933 OR APPROV. #AIM-6933 OR APPROV.
S ——  [sFSn A |Z EQ. ON 1X6 TRIM BRD. EQ.ON X6TRMBRD |
—= = T === . IETASCIANRE. 1X8 FASCIA BRD.
. e e == == SECOND FLOOR LINE
| /—wsrea TO TYPICAL
FIRST FLOOR CEILING LINE WINDOW TRIM DETAIL < X
— 5-1/4" CROWN ON = ON SHEET A.200 Sheell- Tlﬂe.
§ . FIRSTFLOOR DR. & WND, HGT. 5 1X8 FRIEZE BRD. ] .
i o 5-1/4" CROWN ON i 1x%1;amngégg;:\g\?u: =1 ] E 1_ - E| 1_.
) 1X8 FRIEZE BRD. MLD240-8" —/ XTerior clevari
m st Hipews 0N EQ. BARGE MLDG.
MLD240-8" OR APPROV. WALL MNTD., LIGHT U T -|
EQ. BARGE MLDG. FIXTURE PER H.R H. SPECS Nl

| 5
p | SUBING SLIDNG | WALL MNTD. LIGHT & =& REFER TO TYPICAL WINDOW
E 4 FIXTURE PER HR.H. SPEC'S % STONE BUTTRESS /_ TRIM DETAIL OM SHEET A.200
CONCEALED FLASHING STONE BUTTRESS CONCEALED FLASHING
W/ DRIP EDGE |~ WjorP enGE Scale:
2" STOME WATERTABLE W/ ; M-:zl 2" STONE WATERTABLE W/ : :
DRIP EDGE (PITCH TO DRAIN) - /_- DRIP EDGE [PITCH TO DRAIN)
As Noted

i FIRST FLOOR LINE ¢ i
T T\ E LTk IL 4 JC 2L : LINE OF WALL (BEYOND) % LINE OF WALL {BEYOND) 4? Ly
e ) e S ) e i | o | FINISH GRADE (VER. w;c:lwr.j¢ 4 | |

1} ! T X Project Number:
4" LIMESTONE SILL W/ DRIP | | P uM&E.;:T?:r:lE %II'J ;vihslnw ,
SDGE {FCHTO ORARY) | REFER TO THE FOUNDATION | 15-203
K REFERTO THE FOUNDATION PLAN FOR AL INFORMATION ——%

PLAN FOR ALL INFORMATION

Sheet Number:

i Patio South Elevation: Unit 1 Patio North Elevation:
:

| |

| |

I [ n 1 1
Scale: 1/4"=1-0" [ | Scale: 1/4"=1'-0'

| |

| |

| |

A102 A102
—————————————— TR e e e R rL————*——4—*——————————'————————r:T——*————"-————"— A020




2.0

North Elevation

Porch C Elevations: Unit 2

Scale: 1/4"=1-0"
A.102

RIDGE VENT: SHINGLE
VENT 2 FROM AIR VENT

West Eevation

North Elevation

Porch B Elevations: Unit 1

#

West Elevation

Scale: 1/4"=1'-0"
A.102

SECOND FLOOR CEILING LINE _
AZEK 4 CROWN ON B \\1 = ——
4 SECOND FLOOR DR. & WND. LINE /_ WD RiEzE 5. ONgi0 .
WD, SUB-FR . i
< DEWOODJORNER BRD: 2
5o , i — s sgunose 1z 2E
... s 1 — @834 |
1XB FASCIA BRD. = =1 ;
SECOND FLOOR LINE : =antmeee —— = e e
. V4
. FIRST FLOOR CEILING LINE B - 4
R - I 1 -
FIRST FLOOR DR. & WND. HGT. o [ IR | e o i r
> 51/4" CROWN ON > 3 : o — h G
TR FRIEZE 8RO s Ly i i [ 1X8 TRIM BRD. ON “FYPON:
_ 1IN~ |l & | i =
8" LIMESTONE CROSSHEAD 1 (= | ==
B |
"l 2 DECORATIVE SHUTTERS TO A\ / (L | Ll
BE SELECTED BY H.RH. i 4, 5§ NS
4" LIMESTONE SILL (PITCH |
10 DRAIN W/ DRIP EDGE} P, . = z |
; v I ™~ b= =
FIRST FLOOR LINE = OSSN R e T !
b L i T 1]
ﬂr— $ FINISH GRADE (VER. W/ CIVIL) " '. !.: e
| 1277 X 12" TIMBER COLUMN. | | —=
| CONFIRM W/ HRH. (TYP.) — | g:s[;'f oRPREER
REFER TO THE FOUNDATION 1" PANEL MLDG. ON
PLAN FOR ALL INFORMATION —— % 1/2° THICK MDO PANEL | 4" LIMES TILL (TYP.
@ ALL EFERIJR DOORS)
| WALL MNTD, LIGHT L. e R
| FIXTURE PER H.R.H. SPEC'S f_ -{
| | |
| Il |
1 || |
| [ |
| | ol |
_________________________ e ————————— _.___.____________L_..L_____________'A__.__..___._.________ e
e i T s i e o i’ s e e e i e e T R o e e e e e . e e Tl

North Elevation (Porch C): Unif 2

Scale: 1/4"=1-0"

Exterior Material Schedule [ x|
SYMEOL | DESCRIPTION | LOCATION MANUFACTURER FINISH / COLOR

M1 | BRICK VENEER A5 NOTED ON ELEVATIONS 1O 8E DETERMINED 10 BE DETERMINED

M2 | STONEVENEER AS NOTED ON ELEVATIONS 1O BE DETERMINED TO BE DETERMINED

M3 | HORIZONTALSDING AS NOTED ON ELEVATIONS TO BE DETERMINED 10 BE DETERMINED

M4 | SHNGLESIDING AS NOTED ON ELEVATIONS ‘CEDAR VALLEY -SELECTEDBY HRH, | Sorwy  XPOSURE) . COLOR | STANI 1B,
MS | ASPHALTSHINGLES AS NOTED ON ELEVATIONS R e v (URENSIONAL | 165 B DETERMINED

M6 | SINGLEPLY (40 ML) EPDM AS NOTED ON ELEVATIONS 70 BE DETERMINED 70 BE DETERMINED

M7 | STANDING SEAM METAL ROOF AS NOTED ON ELEVATIONS 10 8E DETERMINED COPPER - 10 8€ DETERMINED BY HRH.

o oo |
¥ - - . PREPRIMED FRONT / BACK - PAINT

Window Specification:

General Elevation Notes:

Y

ALL WINDOW DESIGNATION REFER TO WEATHERSHIELD WINDOWS.
CONFIRM FINAL SELECTION W/ H.R.H. - FOR ACTUAL ROUGH
OPENING INFORMATION REFER TO DOCUMENTS PROVIDED BY

ALL OPERABLE WINDOWS LOCATED MORE THAM 72" ABOVE
GRADE, THE LOWEST PART OF WINDOW CLEAR OPENING SHALL BE
24" MIN. ABOVE FINISHED FLOCR. PROVIDE "WINDOW QPENING

WINDOW SUPPLIER / H.R.H. LIMITING DEVICES" IF BELOW 247 PER SECTION 612 OF M.R.C. 2009
2 PROVIDE MULLION REINFORCING A5 REQUIRED. COORDINATE
W/ HRH, 2. DOWNSPOUT LOCATIONS TO BE CONFIRM W/ H.RH. FRIOR TO

IMSTALLATION

3. LUMBER SUPPLIER TO SUBMIT SHOP DRAWINGS OR SAMPLES OF
ALL DECORATIVE BRACKETS, CROWN MOLDINGS, SILLS, PANEL
MOLDINGS, ETC. FOR H.R.H. APPROVAL PRIOR TO ORDERING

4, ALL TRIM IS TO BE PACKED OUT WITH 1/2° MATERIAL A5 REQUIRED
IN ORDER FOR SIDING TO ABUT TRIM

5 ALL CUT ENDS OR DRILLED LUMBER 1S TO BE REPAIRED W/ PRIMER
&, ALL TRIM BOARDS THAT ARE GREATER THAN 12" NOMINAL ARE TO

BE CUT FROM AZEK OR FROM JAMES HARDIE BOARD AND TO BE
3/4° THICK MATERIAL

South Elevation (Porch B):

Scale: 1/4"=1-0"

SECOND FLOOR CEILING LINE
: 0 S
SECOND FLOOR DR, & WND, LINE i
X
5
I W
%
1X8 FASCIA BRD.
SECOND FLOOR LINE
FIRST FLOOR CEILING LINE
S ] FIRST FLOOR DR. & WND. HGT.
fa / / T 1X8 FRIEZE BRD.
11— > = i 1X8 TRIM BRD, ON "FYPON:
1X6 WOOD TRIM BRD MQ"DE“ggEOR “2’“0\"-
= ﬂ EQ. BA MLDG. b
N % 1%4 CORMER TRIM BRD. t:! s
.; =2l AMKSESLNCE =
CONCEALED FLASHI z7z] N |l |2e72] N |l 2572 #AIM-6933 OR APFROV.
W/ DRIP EDGE — L —7] EQ. ON 1X4 TRIM BRD.
o
| - FIRST FLOOR LINE ¢
' 2
FINISH GRADE [VER. W/ CIVIL) ¢
! e 12" X 127" TIMBER COLUMN, | l
" i CONFIRM W/ HR.H, (TYP.) | |
1" PANEL MLDG. ON |
% REFER TO THE FOUNDATION
1/Z' THICK MDO PANEL | I PLAN FOR ALL INFORMATION
4 LIMESTONE SILL W/ DRIP 100
Lo EDGE (PITCH TO DRAIN) it
| | |
| | |
[ | |
|1 | |
_______ e e e e o o s s
By

HUNTERROB

DESIGN

krieger klatt

ARCHI

architecture interiors co

1412 East Elaven Mile Road. Royal O
Phone: 248.414.9270 Fox: 248,414,275 Wab: k

Client:

Hunter Roberts H
Suite 115

36800 Woodward A
Bloomfield Hills, Ml <

Project:

New Constructi
885 Redding Road
Birmingham, Ml 48009

Issued:

05-26-2016 Construction

Seal:

W,
oF iy

P S
&/ DA o
LIt

Note:

'
Do not scale drawings. |
calculated dimensions ¢
Verify existing condition:

North Arrow:

Sheet Title:

Exterior Elevati
Units 1 & 2

Scale:

As Noted

Project Number:
15-203

Sheet Number:

A.2(




HEARTHAN-HOME 153457 cAP
OR APPROV.EQ (ryp,)

PRE-FORMED Gy
METAL CHIMNEY

CAP FLASHING Py €

D

| — Exterior Material d | HUNTERROB
xterior Material Schedule
= ;
: : o - — - A SYMBOL | DESCRIPTION | LOCATION ] MANUFACTURER FINISH / COLOR
= g . ; = °
e et LI T] Tl - : - - — — — — = M1 | BRICK VENEER AS NOTED ON ELEVATIONS TO BE DETERMINED 1O BE DETERMINED kl’leger klatt
: = — _ARCHI
= === : 12 M2 | STONEVENEER AS NOTED ON ELEVATIONS TO BE DETERMINED 10 BE DETERMINED architecture interiors co
e et e o q 15 1412 East Eleven Mile Road. Royal O«
. - = M3 | HORIZONTALSIDING AS NOTED ON ELEVATIONS TO BE DETERMINED TO BE DETERMINED Phone: 2484147270 Fac 24145275 WeDCk
L NOTE PROVIDESURFAGE —  — — —— = Client:
L MOUNTED BIRD PERCHES' — — ; . , CEDAR SHINGLE PANELS (EVEN BUTTLINE, OPEN ent.
e G e — T ﬂggg\;ﬁr&smﬁvgﬂ M4 | SHINGLESDING AS NOTED ON ELEVATIONS CEDAR VALLEY - SELECTEDBY HRH. | cevvar 7+ EXPOSURE] . COLOR / STAIN T8, .
- =i e e ‘CERTAINTEED' 25 YEAR DIMENSIONAL Hunter Roberts Hi
= = MS | ASPHALT SHINGLES AS NOTED ON ELEVATIONS SHNGLE. CONFIRM W/ HRH, YO BEDETERMINED Suite 115
1XB WD. FASCIA BRD BECORATIVEEXTERIOR._J 1X8 WD. FASCIA 8RD. vite
T PANEL \ . E M6 | SINGLE PLY (0 MIL) EPDM AS NOTED ON ELEVATIONS TO BE DETERMINED TO BE DETERMINED 346800 Woodward A
: = = o oy T = = = - e — | — = SECOND FLOOR CEILING LINE . .
) = SESZETy S weanan . == : o | Bloomfield Hills, Ml
AZEK & CROWN ON 18 —7 s, It : Rt S : N = M7 | STANDING SEAM METAL ROOF AS NOTED ON ELEVATIONS TO BE DETERMINED COPPER - TO BE DETERMINED BY HRH,
WD. FRIEZE BD. ON 1X10 e 7 = : bl gl byt : M@Mﬁ:{ﬁl SIEON | . SECOND FLO_OR DR. & WND. LINE e
WD. SUB- FRIEZE BD. — XS RAKETRIE N T L] = 7 LOCATED NEAR GRADEORAS | 00
= : AR R RS S Y AZEK 4' CROWN ON 1X8 AZEK TRIM NOTED ON ELEVATIONS o
[ : ; WD. FRIEZE BD. ON 1X10 5
——— G [ - WD, SUB. FRIEZE BD. PREPRIMED FRONT / BACK - PAINT Project:
5 @ N E b 1X_TRIM AS NOTED ON ELEVATIONS COLOR TO BE DETERMINED —
AJEK SUB SILL NOSE . s B e - 1X8 WOOD CORNER BRD. o L
#ATM-6933 OR APPROV. = = —a’ et b New Constructi
EQ. OM 1X6é TRIM BRD. A = r 2
— | i T EAIM-5933 OR APPROV. General Elevation Notes: 885 Redding Road
=15 S i g
-3 = I SEESHL.AADH— EQ. ON 1X4 TRIM BRD. : _
1X8 FASCIA BRD. — o =g 1 ! e e, s 1X8 FASCIA BRD 1. ALL OPERABLE WINDOWS LOCATED MORE THAN 72" ABOVE Birmingham, Ml 48009
' = TEAYRILINE: TR i : == y GRADE, THE LOWEST PART OF WINDOW CLEAR OPENING SHALL 8E
—— e — N CROSSHEAD Lk S T e ——— b SECOND FLOOR LINE 24" MIN, ABOVE FINISHED FLOOR. PROVIDE "WINDOW OPENING
= ' i LIMITING DEVICES" IF BELOW 24" PER SECTION 412 OF M.R.C. 2009
FIRST FLOOR CEILING LINE g
5.1/4" CROWN ON i - 2 DOWNSPOUT LOCATIONS TO BE CONFIRM W/ H.R H. PRIOR 10
1X8 FRIEZE BRD. N { FIRST FLOOR DR. & WND. HGT. — INSTALLATION Issued:
D.HG -
o b -4 5-1/4" CROWN ON '
o S 5 L 3. LUMBER SUPPLIER TO SUBMIT SHOP DRAWINGS OR SAMPLES OF =
. 1X8 FRIEZE BRD. ALL DECORATIVE BRACKETS, CROWN MOLDINGS. SILLS. PANEL 05-26-2016 Construction
1 1 WALL 1XB TRIM BRD. ON "FYPON: MOLDINGS, ETC. FOR H.R.H. APPROVAL PRIOR TO ORDERING
L B N LIGHT MLD240-8' OR APFROV.
it ] PER H, EQ. BARGE MLDG. 4 ALLTRIMIS TO BE PACKED OUT WITH 1/2' MATERIAL AS REQUIRED
4 R T TRI
1X4 CORNER TRIM BRD, ——f=te - L M I S‘Il wel | smoke] . 5 IN ORDER FOR SIDING TO ABUT TRIM
y i ’ = 5. ALLCUT ENDS OR DRILLED LUMBER IS TO BE REPAIRED W/ PRIMER
! 1X4 WOOD CORNER BRD. -
CONCEALED FLASHING i !
Wbt oo R CONCEALED FLASHING 6. ALLTRIM BOARDS THAT ARE GREATER THAN 12 NOMINAL ARE TO
4' STONE WATERTABLE gl eyt ! Wy DRI, EDGE BE CUT FROM AZEK OR FROM JAMES HARDIE BOARD AND TO BE
W DRIP EDGE [PITCH_ S | L ReFRAL L : 4" STONE WATERTABLE W/ A THICK MATERIAL
ooran) ——— P L L e AU _ T T T T T : s st TS |
: &
7 e FINISH GRADE (VER. W/ CIVIL) ¢
| | | Window Specification:
[ | 108 108" | I, ALL WINDOW DESIGNATION REFER TO WEATHERSHIELD WINDOWS.
| | T e e &} REFERTO THE FOUNDATION CONFIRM FINAL SELECTION W/ HRH. - FOR ACTUAL ROUGH
REFER TO THE E " . EDGE [PITCH 1O DRAIN] | PLAN FOR ALL INFORMATION OPENING INFORMATION REFER TO DOCUMENTS PROVIDED BY
FOUNDATION PLAN | S 1- h E | 1- . U -I» WINDOW SUPPLIER / H.RH.
FOR ALL INFORMATION | O U evo IO n . n I I 2 PROVIDE MULLION REINFORCING AS REQUIRED. COORDINATE
! I W/ H.RH.
| | , RH
| | Scale: 1/4"=1'-0 | i
| | A.102 & | 1
| | |
| | | e 5 )
P e e e e = N 7 Tt e ke S
L NN e e R e e T &
- —
HEARTH-N-HOME 15345" CAP
OR APPROV. EQ. [TYF.} a ﬁ
PRE-FORMED GALV.
4 CAP FLASHING PAN Seal:

Unit 2* Unit 1 .

ATy,
\\\\:\\ OF Mig

Lasnreey

|EVEEREEUNETY FRRRNR NN O RAN DA RARARLRER B,

RIDGE VENT: SHINGLE
VENT 2 FROM AIR VENT

’ Tes - S
RIDGE VENT: SHINGLE Ty SER ARe
|| VENT 2 FROM AIR VENT /Wffm”i:-,u\\\‘\\\\\
Note:

Do not scale drawings.
calculated dimensions
Verify existing condition

North Arrow:

1%8 WD. FASCIA BRD.

N SECOND FLOOR CEILING LI
SECOND FLOOR DR. & WND. LINE
!lﬁ
ATEK 4" CROWN ON 1XB

WD. FRIEZE BD. ON 1X10
WD. SUB- FRIEZE BD. -

|

LINE OF waLL [BEYOND]

8.0
1X12 TRIM
1X8 TRIM

© AZEK. SUB SILL NOSE = il =
#AINM-6933 OR APFROV, = Ny — e v 1 T

. OM 146 TRIM BRD. _— = — e B i
EQ. ON 1Xé I 7 4 SATN21O:

1X8 FASCIA BRD. g —  — e ~7/ L MOULD {3/4%I 5;_3‘1_{};

L b sscomroorune /| D/ e
- T | (T ol | I ! 1 - L s
% FIRST FLOOR CEILING LINE 1 e A gt : ol T
T - = ; L i s ." . Sy -
FIRST FLOOR DR. & WND. HGT. I ) UMON‘ CROSSHEAD

i ————
51/4 CROWN ON Bl
1X8 FRIEZE BRD. #

T
I

Sheet Title:

= T —_——— = o —— Exterior Elevc

= Il u II | I | oh

—— : |r 15‘4:1!'4:' H, INSU ch*i r#_noon [c:.opﬂm#semfsl Jl ﬁ /_“ @ Scale: |
r—'g;mvn 11 N e m— = s 4 As Noted

e B e | = Em] Project Number
Y LR T i 15-203
|
|

1%6 CORNER TRIM BRD. |

90"

80

FILIMESIONESRL (PTCH - |

W/ DRIP EDGE ]
4" STONE WATERTABLE

W/ DRIP EDGE (PITCH T T
10 DRAN) ————— | 3 el .

$ FIRST FLOOR LINE ] E ot

U ¢ FINISH GRADE [VER. W/ CIVI)

CONCEALED FLASHING I

20

1/2 THICK MDO PANEL GARAGE DOOR
8812 |

l‘_—.—.

& LIMESTONE SILL W/ DRIP | & DORMER ABOVE

EDGE [FITCH 1O DRAIN) | Sheet Number:

East Elevation: Unit 2

|

|

|

' Scale: 1/4'= 10" '

' L Al02 '

| | ®

REFER TO THE
FOUNDATION PLAN

FOR ALL INFORMATION ——————) |




PRE-FIN. MTL. FLASHING

ki 1X6 TRIM BRD.

Typ. Window Trim Detail 5

8" LIMESTONE CROSSHEAD

W/ DRIP EDGE PROVIDE MASONRY FLASHING
W/ END DAMS (TYP.)
1X_WD.CAP
'FYPON: MLD240-8" OR - - {————— LINE OF MASONRY LINTEL
APPROV. EQ. BARGE MLDG. ————— \‘
1X8 TRIM BRD. 2 [ 2
/ x
/ < SCHED. WINDOW
SCHED. WINDOW
1X4 TRIM BRD. \ €—————— 7" AZEK BRICK MOLD ON
\ 1X_ [CUT) TRIM BRD.
\ 2X_WD. SILL
\ e OR AS SPEC'D BY H.R.H.
2 1 "
e / L’
AZEK SUB SILL NOSE I == 1

#AIM-6933 OR APPROV. EQ. I

4" LIMESTONE SILL [PITCH TO
DRAIN W/ DRIP EDGE)

Typ. Window Trim Detail

Scale: 3/4"=1-0"

A.204

Unit 1 )k Unit 2

— RIDGE VENT: SHINGLE
J VENT 2 FROM AIR VENT

Scale: 3/4"=1"-0"

A.204

RIDGE VENT: SHINGLE
: VENT 2 FROM AIR VENT

Exterior Material Schedule

SYMBOL | DESCRIPTION | LOCATION ‘ MANUFACTURER FINISH / COLOR

M-1 BRICK VENEER AS NOTED ON ELEVATIONS TO BE DETERMINED TO BE DETERMINED

M2 | STONEVENEER AS NOTED ON ELEVATIONS 10 BE DETERMINED TO BE DETERMINED

M3 | HORZONTALSIDING AS NOTED ON ELEVATIONS TO BE DETERMINED 10 BE DETERMINED

M4 | SHINGLESDING AS NOTED ON ELEVATIONS 'CEDAR VALLEY - SELECTED BY HRH, f:ﬁ::ﬁ"ﬁ?jgﬁ:e'f_[g‘gféiufs';'m e

M5 | ASPHALT SHINGLES AS NOTED ON ELEVATIONS S N RN W1 e ONAL | 10 BE DETERMINED

M6 | SINGLEPLY [0 ML) EPDM AS NOTED ON ELEVATIONS 1O BE DETERMINED 1O BE DETERMINED

M-7 STANDING SEAM METAL ROOF AS NOTED ON ELEVATIONS TQ BE DETERMINED COPPER - TO BE DETERMINED BY H.R.H.
p— e |
IX_ TR AS NOTED ON ELEVATIONS sl

General Elevation Notes:

1. ALL OPERABLE WINDOWS LOCATED MORE THAN 72" ABOVE
GRADE, THE LOWEST PART OF WINDOW CLEAR OPENING SHALL BE
247 MIN, ABOVE FINISHED FLOOR. PROVIDE "WINDOW OPENING
LIMITING DEVICES" IF BELOW 24" PER SECTION 612 OF M.R.C. 2007

2. DOWNSPOUT LOCATIONS TO BE CONFIRM W/ HR.H. PRIORTO

INSTALLATION

3. LUMBER SUPPLIER TO SUBMIT SHOP DRAWINGS OR SAMPLES OF
ALL DECORATIVE BRACKETS, CROWN MOLDINGS, SILLS. PANEL
MOLDINGS, ETC. FOR H.R.H. APPROVAL PRIOR TO ORDERING

4, ALL TRIM IS TO BE PACKED OUT WITH 1/2° MATERIAL AS REQUIRED
IN ORDER FOR SIDING TO ABUT TRIM

5. ALL CUT ENDS OR DRILLED LUMBER IS TO BE REPAIRED W/ PRIMER

6. ALLTRIM BOARDS THAT ARE GREATER THAN 12" NOMINAL ARE TO
BE CUT FROM AZEK OR FROM JAMES HARDIE BOARD AND TO BE
/4" THICK MATERIAL

Window Specification:

8 st it

HUNTERROB

DESIGN

krieger klatt

ARCHI
architecture interiors co

1412 East Eleven Mile Rood. Royal Ot
PHone: 248.414.9270 Fox: 248.414.9275 Web: k

Client:

Hunter Roberts Hs
Suite 115

36800 Woodward A
Bloomfield Hills, Ml 4

Project:

New Constructi
885 Redding Road
Birmingham, Ml 48009

Issued:
05-26-2016 Construction

1. ALL WINDOW DESIGNATION REFER TO WEATHERSHIELD WINDOWS.
CONFIRM FINAL SELECTION W/ H.R.H. - FOR ACTUAL ROUGH
OPEMING INFORMATION REFER TO DOCUMENTS PROVIDED BY
WINDOW SUPPLIER / H.R.H.

2. PROVIDE MULLION REINFORCING AS REQUIRED. COORDINATE

W/ HRH.

'HEARTH-N-HOME TS345" CAP
OR APPROV. EQ. [TYP.|

PRE-FORMED GALV.
METAL CHIMNEY
CAP FLASHING PAN

West Elevation: Unit 2

Commalms 1 TAN = 14

SECOND FLOOR CEILING LINE
N 1 ~
= - SECOND FLOOR DR. & WND. LINE
e R =D o3 — —N
[e] . i
| i —re———— ==
: - 5
| = = 5
= =
- 2 é = i
e @ | | BEESHLAAON)-
et — ——— = e {g!ﬂt !& '_,_I e ——
—— = i — SECOND FLOOR LINE
- —— e e
— FIRST FLOOR CEILING LINE
—— = —— —— - — —
- = FIRST FLOOR DR. & WND. HGT. "
: N l e B /IF 1
P i . /
BN N . N,—
N X s 5 &
| @
1 ;i aor™
I [EGE :
A e —
i Ll e s e FIRST FLOOR LINE ¢
[ I T LTy - - FINISH GRADE (VER. W/ CIVIL)
VR
b | [T | |
OURED WINDOW WELL PER HRH e I
*’ s il EPECS - SEE DET, 5 / A.401 FOR [ ek I
I I 3 DORMER ABOVE [YFICAL EGRESS WELL DETALL | | ”#\ o |
[ Jida ]
| | | J0 -+ |
113060y
| | | | liecressail | |
| ALLS TO EXTEND TO | || === I |
PREAD FOOTINGS
——}—+ WALLS TO EXTEND TO
! I Lt SPREAD FOOTINGS l
| I | i [ |
| | | |
| | Ll | | |
_____________ A T e e e e e e et
_____________ W E a0 Y e R R SN e o o L T SO L O e T S . |
==

Seal:

Note:

Do not scale drawings. |
calculated dimensions ¢
Verify existing condition:

=

North Arrow:

Sheet Title:

Exterior Elevc
Unit 2

Scale:

As Noted

Project Number:
15-203

Sheet Number:

A.2(



8/25/2016 The Shopping Mall Death Spiral — Strong Towns

%T%@ﬁ@ MISSION TOPICS PODCAST
"TOWRNS EVENTS  MEMBERSHIP

THE
SHOPPING
MALL
DEATH
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JULY 19, 2016
BY CHARLES MAROHN

The shopping mall is the epitome of America's

Suburban Experiment. From a local

government standpoint, it was the golden
chalice of development, a winner-take-all
prize in our race to the bottom. Whoever got
the mall was able to steal from their neighbors
that fraction of a sliver of retail taxes that local
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governments receive. When consolidated in _
one place, that could add up to a significant

amount of money, at least for a while.

Did the people who built this think it would fail in less than
The losers with their crumbling a generation? The answer might surprise you.

downtowns....well, they could eat cake.

Until now. As kind of an indicator species in this great auto-oriented paradigm we've created, the

shopping mall is in what one industry insider calls, "a death spiral" This dinosaur of another age is

finding it hard to exist amid an ecosystem that has more nimble, adaptable competition:

“We are extremely over-retailed,” said Christopher Zahas, a real estate economist and urban

planner in Portland, Ore. “Filling a million square feet is a tall order”

That's what happens when we have a one-size-fits-all tax system mashed together with a
winner-takes-all development pattern; we end up with too much of the easiest thing to generate

quick cash with.

In the Curbside Chat presentation, | show two similarly-sized pieces of property. One is the highly-

coveted big box store with an auto-dealership and gas station on the edge of town. The other is
the run down, neglected downtown with all of its vacancies and burned-down buildings that are
now parking lots. The headline from the comparison is that the downtown -- despite being old and
not having a real competitive set of offerings -- is worth 78% more than the big box complex. It

dominates in the enduring wealth category.

Auto Oriented $0.6 Traditional Pattern
million/acre $1.1 million/acre

High Return Investments
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Even if this were not the case — although the Urban 3 folks let us know that it pretty much always

is — the Strong Towns subtext of the comparison is what matters most.

When that big box store closes — and it will someday — what happens then? What replaces it?
These buildings, their parking lots and loading docks aren't designed to last more than a couple of
decades. When the site is no longer viable for the scale of retail that it was built for, what is its next
life?

There are all kinds of brilliant people working on "sprawl repair’, as if cities will have the capital, not
to mention the desire, to convert their malls and big box stores way on the edge of town into
walkable urban villages. Why not just fix your existing walkable urban village (or move to one that

is being restored)?

There are also many example of these
buildings receiving a second life as churches, “That's charm/ng, but where's
Salvation Army depots and public buildings.

That's charming, but where's the tax base? the tax base? "

These buildings require millions of dollars of

pipes, streets, sidewalks and curbs to

function. When they were originally built,

loose money from the Fed along with a myriad of federal, state and local tax incentives made it
easy for the Wal-Marts and Bass Pro's of the world to absorb these costs. Now the cost of

maintenance is the city's, i.e. the local taxpayer.

Walking away from these really bad investments would be easy if it weren't for the fact that most
cities use these "investments" to juice horizontal growth in other, less-accessible areas. So you can
ignore that pipe that needs replacing, but then you have to deal with the plethora of housing
subdivisions, low-value retail and storage sheds upstream.

Contrast this with the traditional development pattern of the downtown. When one of those
businesses close, what happens? We all know: something else takes it place. In our nasty
downtown here I've seen — in my short life — one storefront be home for dozens of different
things, from a pizza restaurant to office space to retail establishment. Downtown, we may not be
able to get 48 different kinds of mustard in the same store where | can buy car tires and flannel

underwear, but we're also not going to go broke as a community.

After the malls, the big box stores will be the next species to falter and go on the endangered list.
Strip malls and drive-through restaurants may hang around longer and may, in some places, find
ways to adapt, but their general model is going to die as well. Cities that tethered their future to
this experiment are going to struggle while those that still have a pulse in their core neighborhoods
will have a chance at renewed prosperity.
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The time to adopt a Strong Towns approach is now.

(All photos by Nicholas Eckhart)

This article was originally published in 2015.

RELATED STORIES
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	PLANNING BOARD ACTION ITEMS
	OF WEDNESDAY, AUGUST 24, 2016
	CITY OF BIRMINGHAM
	REGULAR MEETING OF THE PLANNING BOARD
	WEDNESDAY, AUGUST 24, 2016
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