
  

REGULAR MEETING OF THE PLANNING BOARD 
WEDNESDAY, JULY 26, 2017 

7:30 PM 
CITY COMMISSION ROOM 

151 MARTIN STREET, BIRMINGHAM 
 

 
A. Roll Call 
B. Review and Approval of the Minutes of the regular meeting of July 12, 2017  
C. Chairpersons’ Comments   
D. Review of the Agenda  
 
E. Old Business 
 

1. 2010 Cole Street – New mixed use building (partially demolished 
building) – Request for Community Impact Study and Preliminary Site Plan 
review to allow the construction of a new three story mixed use building 
(Postponed from June 28, 2017, Request to Postpone to August 23, 
2017). 
 

F. Special Land Use Permit Review 
 

1. 375 S. Eton (District Lofts) – Request for approval of a commercial office use 
over 6000 sq.ft. in size. 
 

G. Final Site Plan & Design Review 
 

1. 375 S. Eton (District Lofts) – Request for approval of a commercial office use 
over 6000 sq.ft. in size. 

2. 298 S. Old Woodward (former Doctors House Call Building)– Request for 
approval of a new, five story hotel with commercial and residential uses. 
 

H. Community Impact Statement Review 
 

1. 34965 Woodward (former Peabody’s Restaurant) – Request for approval 
of the Community Impact Statement to allow a new five story mixed use building 
to be constructed. 

 
I. Preliminary Site Plan Review 

 
1. 34965 Woodward (former Peabody’s Restaurant) – Request for approval 

of the Community Impact Statement to allow a new five story mixed use building 
to be constructed. 

 
J. Miscellaneous Business and Communications: 
 

a. Communications  
b. Administrative Approval Correspondence – 

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



 

c. Draft Agenda for the next Regular Planning Board Meeting (August 9, 2017)  
d. Other Business  

 
K. Planning Division Action Items  

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

 
L.   Adjournment
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CITY OF BIRMINGHAM 
REGULAR MEETING OF THE PLANNING BOARD  

WEDNESDAY, JULY 12, 2017 
City Commission Room  

151 Martin Street, Birmingham, Michigan 
 

 
Minutes of the regular meeting of the City of Birmingham Planning Board held on July 12, 2017. 
Chairman Scott Clein convened the meeting at 7:30 p.m.  
 
Present: Chairman Scott Clein; Board Members Robin Boyle, Stuart Jeffares, Vice 

Chairperson Gillian Lazar, Janelle Whipple-Boyce, Bryan Williams; Alternate Board 
Member Lisa Prasad; Student Representative Ariana Afrakhteh  

 
Absent: Board Member Bert Koseck; Alternate Board Member Daniel Share; Student 

Representative Isabella Niskar 
  
Administration:  Matthew Baka, Sr. Planner                  
              Jana Ecker, Planning Director  
              Carole Salutes, Recording Secretary   
 

07-126-17 
 
APPROVAL OF THE MINUTES OF THE REGULAR PLANNING BOARD MEETING OF 
JUNE 28, 2017 
 
Mr. Jeffares: 
Global correction - replace "efface" with "EFIS." 
 
Mr. Boyle: 
Global correction - replace "Cline" with "Clein." 
 
Ms. Ecker: 
Page 11 - replace "exterior insulation finish system" with "exterior finish insulation system." 
Page 4 - third paragraph, first line, replace "of" with "off." 
 
 
Ms. Lazar: 
Page 4 - replace "Kriger" with "Krieger." 
      - replace "Higgins" with "Higham." 
 
Motion by Mr. Boyle 
Seconded by Ms. Whipple-Boyce to approve the Planning Board Minutes of June 28, 
2017 as corrected. 
 
Motion carried, 6-0. 
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VOICE VOTE 
Yeas:  Boyle, Whipple-Boyce, Clein, Jeffares, Lazar, Williams 
 Nays:  None 
Abstain:  Prasad 
Absent:  Koseck 
 

07-127-17 
 

CHAIRPERSON’S COMMENTS  
 
Chairman Clein noted there will be several categories of business this evening. 
 

07-128-17 
 

APPROVAL OF THE AGENDA (no change) 
 

07-129-17 
 

OLD BUSINESS 
 
 1.  211 S. Old Woodward Ave.  
   Birmingham Theater 
   Request for approval of a Special Land Use Permit ("SLUP") and Final Site      
 Plan Review to serve alcoholic liquors in the existing theater operating under     a 
Class C Liquor License (postponed from the meeting of June 28, 2017) 
 
Ms. Ecker advised the subject site is located on the east side of S. Old Woodward Ave. just 
south of Merrill. The parcel is zoned B-4, Business-Residential and D-4 in the Downtown Overlay 
District. The applicant, Birmingham Teatro, LLC, is applying for a SLUP to operate with a Class C 
Liquor License under the new ordinance allowing a movie theater to operate with a liquor 
license. Birmingham Teatro is owned equally by Daniel Shaw and Nicholas Lekas, who in 
addition to operating the theater, are also part owners of Birmingham Theater, LLC, which is 
the sub-landlord for 211 S. Old Woodward.  
 
Ms. Ecker stated she had reviewed this application thoroughly at the last meeting.  The board 
had a few questions for the applicant who was not present for the last meeting. 
 
Ms. Kelly Allen, Adkison, Need, Allen & Rentrop, LLC, appeared on behalf of the applicant, 
Birmingham Teatro, LLC. She apologized for not being present at the last meeting.  
 
She responded to questions from last time: 

• Why they are requesting to serve liquor until 1 a.m.? 
The answer is they will stop serving liquor an hour before the movies are over but in any 
event, no later than 1 a.m. 
 

• Can anyone come in and go upstairs to the little bar area? 
Customers must purchase a ticket to enter the theater.  To get upstairs they must 
provide a ticket. 
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• The concession area has not changed except for new tile and paint.  There will no 

longer be popcorn there.  There are four tables with chairs for people to sit.  The idea is 
that patrons can carry their beverage into the movie theater.   

 
Ms. Whipple-Boyce received confirmation that liquor will only be served upstairs. 
 
No one from the public wished to comment on this appeal at 7:38 p.m. 
 
Motion by Mr. Williams 
Seconded by Ms. Whipple-Boyce that based on a review of the site plans submitted, 
the Planning Board recommends approval to the City Commission of the applicant's 
request for Final Site Plan and a SLUP for 211 S. Old Woodward Ave., Birmingham 
Theater. 
 
Motion carried, 7-0. 
 
No one spoke from the public at 7:39 p.m. 
 
VOICE VOTE 
Yeas:  Williams, Whipple-Boyce, Boyle, Clein, Jeffares, Lazar, Prasad 
 Nays: None 
Absent:  Koseck 
  

07-130-17 
 
PUBLIC HEARINGS 
 
 1. An ordinance to amend Chapter 126, Zoning as follows: 
 
ARTICLE 3, SECTION 3.04, SPECIFIC STANDARDS, TO AMEND THE DOWNTOWN BIRMINGHAM 
OVERLAY STANDARDS TO EXCLUDE COMMUNITY AND PERSONAL SERVICE USES AS 
PERMITTED USES IN THE REDLINE RETAIL DISTRICT; AND 
 
ARTICLE 9, SECTION 9.02, DEFINITIONS, TO ADD A DEFINITION FOR PERSONAL SERVICES, 
TO AMEND THE DEFINITION OF COMMERCIAL USE TO EXCLUDE PERSONAL SERVICES AND 
TO AMEND THE DEFINITION OF RETAIL USE TO INCLUDE RETAIL BANK BRANCHES AND 
PERSONAL SERVICES. 
 
Ms. Lazar recused herself due to a familial relationship with the applicant. 
 
The Chairman opened the public hearing at 7:40 p.m. 
 
Mr. Clein stated that based on the discussion between the City Commission and Planning Board 
at the June 19, 2017 joint meeting regarding the definition of retail, the City Manager has 
provided a memo outlining the course of action considered at that time. This discussion 
suggested postponing the public hearing to a date certain and holding a study session in lieu of 
the public hearing to consider the definition of personal services and to review the Redline 
Retail District as prescribed in the Downtown Birmingham 2016 plan for background and intent 
in regards to personal services. 
 
Motion by Mr. Williams 
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Seconded by Mr. Boyle to continue the public hearing to Wednesday evening, 
August 9, 2017. 
 
There was no discussion from the public on that motion. 
 
Motion carried, 6-0. 
 
VOICE VOTE 
Yeas:  Williams, Boyle, Clein, Jeffares, Prasad, Whipple-Boyce 
Nays: None 
Recused:  Lazar 
Absent:  Koseck 
 
Chairman Clein closed the public hearing for tonight at 7:41 p.m. 
 

07-131-17 
 

STUDY SESSIONS 
 
1. Definition of Personal Services  
 
Ms. Lazar continued to be recused for this study session. 
 
Motion by Mr. Williams 
Seconded by Ms. Whipple-Boyce to accept and file the following communications as 
part of the official record: 
 

 E-Mails from various individuals - 
o Elizabeth Elkin on July 10; 
o Tom Booth on July 10; 
o Karen Mucha on July 10; 
o Andrea Rehm on July 5. 

 
  E-Mail to Planning Board members from Christopher Longe on July 11. 

 
Motion carried, 6-0. 
 
VOICE VOTE 
Yeas:  Williams, Whipple-Boyce, Boyle, Clein, Jeffares, Prasad 
 Nays: None 
Recused:  Lazar 
Absent:  Koseck 
 
Ms. Ecker advised there is a desire by the City Commission to provide clarification on the 
definition of personal services in the Zoning Ordinance.  The current definition of retail use 
includes commercial use as a permitted use. Commercial use, as defined, includes the category 
of personal services.  However, the term personal services is not defined and left to the 
interpretation of City Staff.  
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Ms. Ecker advised  the City Manager has provided a letter that makes clear the direction from 
the City Commission to the Planning Board at the joint Planning Board/City Commission meeting 
held on June 19, 2017, which is as follows: 
 

1. Postpone the public hearing set for July 12, 2017 to a date certain in the immediate 
future. 
 
2. Hold a study session on July 12, 2017 to review the Redline Retail Area as prescribed by 
the Downtown Birmingham 2016 Report for background on the intent for retail in the 
downtown, then review the current draft definition of personal services as reviewed by the 
Planning Board on June 14th for appropriate application. 
 
3. Conduct a future public hearing on the proposed definition for personal services following 
this study session and provide a recommendation to the City Commission on a proposed 
definition at the earliest opportunity. 
 
The latest draft definition for personal services reviewed at the Planning Board’s June 14, 
2017 meeting does provide a definition for further discussion -  however, the City Manager's 
comment was that the draft language should be modified to only include the services that 
are permitted and not identify excluded services. This will help further clarify the application 
of the proposed definition by City Staff. 
 

Personal Services: An establishment that is engaged primarily in providing 
services involving the care of a person or apparel, including but not limited to: 
beauty and barber shops, nail care or skin salon services, other personal 
grooming services, laundry services, dry cleaning, shoe or clothing repair; but 
does not include business services, medical, dental and/or mental health 
services. 

 
Further direction from the City Manager states that because Community Use is already defined 
and does not pose this same immediate issue, this can be further reviewed in the second stage 
of discussion on the definition of retail. 
 
Consensus was that at this time, the board's direction is to focus only on the definition of 
Personal Services.  
 
Mr. Williams wanted to know by the time of the public hearing how many vacancies there are in 
the Redline Retail District and what the current mix is, by percentage of square footage and 
number of units. Also, if information is available what new vacancies will come up in the 
immediate future. 
 
Mr. Jeffares summarized his view that the core of personal services is from a business (B) to an 
individual consumer (C), rather than from a business (B) to a business (B) which deals with 
large corporate clients and doesn't cater to individuals. 
 
Mr. Williams thought the current definition is way too restrictive.  He doesn't like making lists.  
Since the Building Official is the one who must deal with the practical application issues, it 
would be nice to have him present to provide input. Also, he wanted to hear from the 
representative of the Birmingham Shopping District ("BSD").  Ms. Whipple-Boyce agreed it is 
very difficult to provide a list of permitted uses and keep it current.  In her opinion it would be 
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more logical to list businesses that they don't want to see Downtown.  She worries what may 
be left out in the present list of permitted services. 
 
Mr. Boyle suggested they want the Downtown to operate as accessible, vibrant, colorful, safe, 
walkable.  They have achieved that.  Now he is worried that attempts to define all of the 
individual uses might backfire.  So he thought the board might pay more attention to what they 
want the City to be and not try to tell people what uses they can or cannot have.  Mr. Williams 
agreed.  He feels the City needs a new Master Plan and thinks interim solutions are a mistake. 
He would rather have a definition that is more expansive and focused on individual services as 
opposed to corporate or institutional services.  He also does not like lists, as they are soon 
outdated.  He supports a broader statement of intended uses by persons in activating the 
street. 
 
Several board members agreed that they don't want lists.  It would be better to offer guidance.  
Regardless of what uses they come up with, there will always be a body of uses that will not be 
defined.   
 
The board then discussed whether they concur with the definition of personal services if the list 
of services it taken out.  Ms. Whipple-Boyce observed that the ordinance contains pages and 
pages of lists.  That is part of what makes it work for the Building Official and for people who 
are looking to do certain things in certain areas.  They know exactly what is permitted there.  
Ms. Prasad agreed it is important for the board to provide examples and direction for the types 
of uses they want to see. 
 
Mr. Williams did not understand why the board cannot list excluded categories.   
 
Chairman Clein synthesized what he has heard:  An establishment that is open to the general 
public and is primarily engaged in providing services directly to the consumer; including but not 
limited to personal care, care for apparel and other personal items, and any other service 
directly sold to the consumer; but does not  include business to business services, medical, 
dental, or mental health services. 
 
At 8:58 p.m. he invited members of the public to come forward to talk about Personal Service. 
 
Mr. Richard Huddleston appeared on behalf of Unit 1 at Birmingham Place, 401 S. Old 
Woodward Ave., which is approximately 110,000 sq. ft. of commercial and retail space.  After 
walking the Redline Retail District Mr. Huddleston found 10 vacancies out of 110 total 
storefronts, of which about forty were not retail type uses.  He offered his opinion that what is 
good for retail is foot traffic, and the biggest source of foot traffic in a retail area is high density 
office.   
 
Ms. Jeanette Smith, VP of Marketing for Core Partners, urged that before a public hearing is 
held an advisory group be formed that includes people from different walks of life who can 
weigh in.  An interim solution seems a little premature. 
 
Mr. Richard Sherer said his family owns property on Pierce and W. Maple Rd.  He stated that 
any attempt to legislate what can be in buildings is very nebulous.  It will be extremely 
damaging to landlords.   
 
Ms. Cheryl Daskas who is a resident, a retailer, and a property owner, said she does not want 
to see first-floor offices in her town.  As Tom Markus once said, It takes three things:  it's your 

 6 



 
downtown, your  neighborhoods, and your school system.  If one falters, then the whole thing 
crumbles.  She noted first-floor offices stop the foot traffic. 
 
Ms. Ecker said what she heard from the majority of members is that Personal Services is an 
establishment that is open to the general public and engaged primarily in providing services 
directly to an individual consumer; including but not limited to personal care services, care of 
apparel and other personal items; and not including business to business services, medical, 
dental, and/or mental health services. 
 
Mr. Boyle stated the board needs to have a serious conversation about the Downtown.  
Everyone knows there is a lot of change happening.  His thought was that it behooves the City 
Commission to take the leadership and create some form of opportunity for people to weigh in 
on this issue of the nature of our Downtown.  So he strongly recommended to the City 
Commission to give that serious consideration and get it moving in advance of yet more delays 
on the Master Plan. 
 

07-132-17 
 
2. Sh ared Parking 
 
Ms. Lazar rejoined the board. 
 
Ms. Ecker recalled that on June 19th, the City Commission and Planning Board discussed shared 
parking at their joint meeting.  It seemed there was some support for shared parking.  The 
comments that were made were: 

1. There should be a shared parking agreement in writing; and 
2. They wanted some idea of the success or failure of shared parking in other communities. 

 
In the draft language the recommendation would be to add the requirement for an executed 
Shared Parking Agreement with a minimum term of five years. Additionally, if some of the uses 
change or one owner decides not to share parking anymore, a revised executed Shared Parking 
Agreement with a minimum term of five years must be submitted to the City. 
 
After contacting other communities about shared parking, no firm statistics were received as 
none of the communities track shared parking data. 
 
Chairman Clein spoke regarding credits for shared parking.  He had a hard time with agreeing 
the City would allow a 50% reduction in site landscaping requirements.  Ms. Whipple-Boyce 
commented she would expect to see less landscaping in parking lots in the MX District.  In her 
mind the various districts are different places and they shouldn't be lumped together.   
 
Ms. Lazar wondered what incentive there is for a building owner to provide shared parking 
when it basically ties their hands for a period of time.  It was noted that it might allow them to 
have a bigger building with different uses on their property if sharing with a building next door 
that has different uses and peak times. 
 
The Chairman indicated he is not ready for a public hearing because he does not agree with the 
examples of credits that incentivize people to enter into shared parking. He is not sure credits 
are even needed.   
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Ms. Whipple-Boyce though it might be helpful to see other options for credits.  An opportunity 
for rooftop uses would be a big carrot in the MX District.   
 
There was agreement to bring this matter back for further discussion. 
 

07-133-17 
 
3. Parking Issues to be Included In the Master Plan 
 
Mr. Baka advised that the Planning Board has been asked by the City Commission to provide 
input on potential issues that should be studied as part of the upcoming Master Plan project. 
The City of Birmingham has been preparing a Request for Proposals that will be issued to 
initiate the first comprehensive Master Plan update since the early 1980s. This process is 
expected to encompass all of the commercial areas of the City that are currently guided by an 
overlay district or a sub-area plan as well as the residential areas. In addition, these proposals 
are expected to include a comprehensive review of the parking standards and policies that are 
currently in effect in the City. This could include, but is not limited to, residential and 
commercial parking space requirements, shared parking agreements, and screening 
requirements.  
 
Board members listed the following: 

• Perceived parking issues within Downtown; 
• A conscious and thorough study of the parking policies that exist Downtown as they 

relate to desired future land use; 
• A comprehensive review of the parking standards that apply outside of the Parking 

Assessment District; 
• Provide more public parking as part of the Master Plan;  
• Assess the need for additional Parking Assessment Districts; 
• Focus on the need for other public parking structures and locations along with ideas on 

financing strategies; 
• Conduct a study of build-out capacity as it relates to parking needs. 

 
07-134-17 

 
4. Bistro Regulations 
 
Mr. Baka recalled that In 2007 the City of Birmingham amended the Zoning Ordinance to create 
the bistro concept that allows small eclectic restaurants to obtain a liquor license if they have no 
more than 65 seats, including 10 at a bar, and low key entertainment only. Mr. Baka observed 
that as the bistro concept has evolved over the past 10 years, new applicants have sought 
creative ways to make their establishments distinctive from other restaurants and bistros in the 
City, and to increase the number of seats through the use of all season outdoor dining. The 
following issues have been raised: 
 

• Use of Eisenglass – extends the time period outdoor dining areas are in operation which 
increases the number of seats for restaurant as a whole for a majority of the year; • On-
street Dining/Rooftop Dining – the use of on-street parking spaces and rooftops in addition 
to the sidewalk area allows the addition of larger outdoor dining areas;  
• Parking Needs – the expansion of outdoor dining increases the number of people dining 
at the restaurant, which increases parking demand;  
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• Building Code Requirements – the enclosure of outdoor dining areas triggers Building 
Code regulations such as Energy Code compliance, fire suppression requirements, fire 
separation distances and exterior wall fire resistive ratings.  

 
At the joint City Commission/Planning Board meeting of June 19, 2017 this issue was discussed 
at length. There seemed to be consensus that a review of the bistro requirements and how they 
relate to the various areas in which they are permitted is warranted. Accordingly, the Planning 
Division is now requesting that the Planning Board begin discussions on how these concerns 
should be addressed. 
 
Mr. Williams indicated he never envisioned 10 years ago that some of the sites would be so 
disproportionately large based on outdoor dining.  Ms. Whipple-Boyce said the bistros should be 
looked at from the standpoint of their locations in different districts throughout the City.  
Chairman Clein thought there is a need to study the general parking requirement in the MX 
District based on the number of outdoor dining seats. Mr. Boyle added that bistros might be 
incentivized there by allowing more seating outside. Further, also consider that the Triangle 
District is different. 
 
Mr. Williams noted the single biggest thing the board never anticipated was the extent to which 
Eisenglass would provide for almost four season use.   
 
Ms. Ecker added maybe the board doesn't mind having Eisenglass on a rainy day but they don't 
want to see it extend the season past November 1st through March 31st.  There are two issues:  
the look of it, and whether it changes the character of use from seasonal to permanent. 
 
There was consensus to look at including the opportunity for rooftop dining for bistros.  
 
Ms. Lazar agreed the larger spaces, particularly in the MX District, might be increased.  But, the 
neighbors may be upset if they feel there will be increased intrusion into the neighborhoods as 
a result.  Maybe some type of parking requirement might have to be imposed. Chairman Clein 
thought that Residential Permit Parking might be needed in that case. 
 

07-135-17 
 
MISCELLANEOUS BUSINESS AND COMMUNICATIONS 
 
a.        Communications (none)  
 
b.    Administrative Approval Correspondence 

 
 33477 Woodward Ave. - Renovate parking lot in accordance with previously approved 

plan. 
  

 35975 Woodward Ave., August, LLC - Changes in response to Building Permit review 
comments from the Planning Dept. 
 

 662 Purdy, Residential Condominiums - Existing parking lot (asphalt in poor condition) is 
proposed to be milled off and replaced with concrete pavement.  The pavement area 
doesn't change; just the pavement itself. 

 
 180 Pierce, Airmaster Heating and Cooling - Removing condensing unit on roof. 
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c.    Draft Agenda for the Regular Planning Board Meeting on July 26, 2017 
 
 375 S. Eton, District Lofts, Phase 2 - Special Land Use and Final Site Plan to allow an 

office use on the first floor greater than 6,000 sq. ft.; 
 

 298 S. Old Woodward Ave., boutique hotel - Final Site Plan; 
 

 Former Peabody's Restaurant Site - Community Impact Study and Preliminary Site Plan; 
 

 2010 Cole - Preliminary Site Plan.  
 
d.    Other Business (none) 
 

07-136-17 
   
PLANNING DIVISION ACTION ITEMS 
 
a. Staff report on previous requests (none) 

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

 
07-137-17 

 
ADJOURNMENT  
 
No further business being evident, the Chairman adjourned the meeting at 9:58 p.m. 
 
      
 
                                        Jana Ecker 

Planning Director 
   
 

 
 

 10 



MEMORANDUM 
Planning Division 

DATE: July 17, 2017 

TO: Jana Ecker, Planning Director 

FROM: Nicholas Dupuis, Planning Intern 

SUBJECT: 375 S. Eton – The District Lofts  
Final Site Plan & Special Land Use Permit Review – District Lofts 
Building B 

Introduction 

The subject site, 375 S. Eton is part of a larger site including the existing Big Rock Chop House, 
Big Rock Chop House parking deck, the Reserve banquet facility, and the District Lofts- Villa 
Street Building (Building A), and has a total land area of 3.54 acres.  It is located on the 
southeast corner of S. Eton and Maple Road, and extends down to Villa Street to the south. A 
Special Land Use Permit was granted for the Reserve on September 22, 2003 as it exceeds 
6,000 ft2 in size, and has hours of operation past 11:00 pm.  The applicant was also required to 
prepare a Community Impact Study in accordance with Article 7, section 7.27(E) of the Zoning 
Ordinance at the time that the entire site was originally approved (when Building A was to be 
constructed), and the CIS was accepted and the Preliminary Site Plan was approved by the 
Planning Board on January 25, 2006.  As the Big Rock Chop House is also listed in the City’s 
inventory of historic properties, the entire site was also previously reviewed and approved by 
the Historic District and Design Review Committee (“HDDRC”).   

The applicant is completing construction of the final phase of the entire development which was 
originally approved on August 6, 2006.  This final phase includes a four story mixed use building 
containing 18 residential loft units, and office space on the first floor (Building B).  Building B is 
not located in a historic district. A single office tenant (Oppenheimer Financial) is now proposing 
to occupy 12,348 ft2 of space on the first floor of Building B. The first floor use is now proposed 
to change from retail/residential to office use. As the single office user wishes to occupy more 
than 6000 sq.ft.,, a Special Land Use Permit and approval from the Planning Board and City 
Commission is required. 

1.0  Land Use and Zoning 

1.1  Existing Land Use – The existing land uses on the site include the Big Rock 
restaurant, The Reserve banquet facility, a parking structure, surface parking and a 
two mixed use buildings.  

Back to Agenda
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1.2      Zoning - The northern portion of the parcel is zoned B-2B, General Business, and the 
southern portion of the site is zone MX, Mixed Use.  The existing use and 
surrounding uses appear to conform to the permitted uses of their respective Zoning 
Districts.   

1.3 Summary of Adjacent Land Use and Zoning - The following chart summarizes 
existing land use and zoning adjacent to and/or in the vicinity of the subject site, 
including the proposed 2016 Regulating Plan zones. 

 

 North South East 
 
West 
 

Existing 
Land Use 

Big Rock 
Restaurant, The 

Reserve 
Crosswinds 

Development 
Loft Building A, 

Railroad 
Commercial, 
Multi-family 
Residential 

Existing 
Zoning 
District 

B-2B 
Neighborhood 
Business, MX – 

Mixed Use 

MX - Mixed Use 
 

MX – Mixed 
Use, PP – 

Public Property 

B-1 – 
Neighborhood 
Business, R-6 – 
Multiple-Family 

Residential 
Downtown 
Overlay 
Zoning 
District 

N/A N/A N/A N/A 

 
2.0  Setback and Height Requirements 
 
The attached summary analysis provides the required and proposed bulk, area, and placement 
regulations for the proposed project. The applicant meets all of the bulk, height, area and 
placement requirements for the MX Zoning District.  
 
Please see the attached Zoning Compliance Summary Sheet for detailed zoning compliance 
information. 
 
3.0  Screening and Landscaping 
 

3.1 Dumpster Screening – The applicant is not proposing any changes to the existing 
two trash compactors/ dumpsters on the site: one at the southeast corner of the site 
to service the residential loft units, and one on the north elevation of the parking 
structure to service Big Rock and The Reserve.  The existing screening: 8’ high brick 
screen wall, with a 4” limestone cap and wooden gates are sufficient.  Trash rooms 
are also located within Building B. 

 
3.2 Parking Lot Screening –All parking facilities must be screened in accordance with 

Article 4, section 4.49 of the Zoning Ordinance with a minimum 32” high masonry 
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screen wall.  All surface parking is either adequately screened by a masonry screen 
wall or located to the rear or underneath the existing loft buildings and thus fully 
screened.   The opening between loft buildings A and B contains a pedestrian 
walkway and staggered planting beds to effectively screen any views of the surface 
parking lot through the opening.  All other parking is screened within parking 
structures above and below ground. 

 
3.3 Mechanical Equipment Screening – Mechanical equipment is located on the parking 

level of loft building B and on the roof of the proposed building. The mechanical 
equipment is screened. No changes are proposed at this time. 
 

3.4 Landscaping – The applicant has extensive landscaping throughout the site.  The 
landscaping is clustered into different areas to accomplish various goals.  There are 
no changes proposed to the landscaping plan. 

 
3.5 Streetscape – The streetscape on Villa was designed to match the existing 

streetscape in front of Building A, which includes sidewalk from curb to building.  
The applicant has included seating, trash receptacles and bicycle racks on the Final 
Site Plan to enhance the streetscape along S. Eton and Villa. No changes are 
proposed to the streetscape plan. 

 
4.0  Parking, Loading and Circulation 

                                                                                                            
4.1  Parking – In accordance with Article 4, section 4.42 of the Zoning Ordinance, 166 

parking spaces are required for the Big Rock restaurant (12,402 ft2 /75), 90 spaces 
are required for The Reserve (540 people capacity/6), 41 spaces are required for the 
proposed new office space (12,348 ft2 /300), 55 parking spaces are required for the 
proposed 44 residential units, and 4 spaces are required for the train station, 
pursuant to an earlier agreement with the City.  Thus, a total of 356 parking spaces 
are required for the proposed mix of uses on this site.  The applicant is providing a 
total of 430 parking spaces.  All parking spaces meet the minimum size requirement 
of 180 ft2.   

 
Article 4, section 4.48 of the Zoning Ordinance provides that off-street parking 
contained in the first story shall not be permitted within 10’ of the any building 
façade on a  frontage line or between the building façade and the frontage line.  The 
applicant is not proposing any parking to be contained within the first story of any 
building.  No parking is proposed between the building facades and the frontage 
lines.  All parking is located behind The Reserve and the loft buildings, in the parking 
deck and underground. A small amount of surface parking is also located behind 
building A.  No changes are proposed at this time. 

 
4.2  Loading – In accordance with Article 4, section 4.21LD-01 of the Zoning Ordinance, 

two loading spaces are required for the proposed development, which must be 12’ 
by 40’ in size, and must be screened from the public view with 6’ high screening.  
Existing loading spaces are located behind the loft buildings and are fully screened 
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from public view by the buildings themselves. No changes are required, nor 
proposed. 

 
4.3  Vehicular Circulation and Access – No changes are required, nor proposed. 
 
4.4 Pedestrian Circulation and Access – No changes are required, nor proposed. 
 

5.0  Lighting  
 

The applicant is proposing to maintain the existing Gardco arm mounted Square Form 
Ten cut off fixtures that are mounted on 12’ high posts to light the surface parking 
areas.  The metal halide fixtures are 14” square and provide 175 watts of light per 
fixture.   
 
Wall mounted Catania G fixtures are used for the building lighting on Building B.  These 
fixtures are manufactured by Hess America, and are the same fixtures that were used 
on Building A.  These fixtures provide 100 watts of LED light each, and are satin 
anodized aluminum with translucent acrylic lenses.  No lighting changes are 
required, nor proposed. 
 

6.0 Departmental Reports 
 

6.1 Engineering Division – The Engineering Division has no concerns. 
 

6.2      Department of Public Services – DPS has no concerns. 
 
6.3 Fire Department – The Fire Marshall has provided the following comments: 
 

1. Knox Box Required 
2. NFPA 13 Fire Suppression System required 
3. Fire Alarm required. 

 
6.4     Police Department – The Police Department has no concerns. 

 
6.5 Building Division – Standard comments were received by the Building Division. 

 
7.0 Conformance with the Eton Road Corridor Plan 
 
 The subject site is located within the boundaries of the Eton Road Corridor Plan.  The 

vision of the Eton Road Corridor Plan (“ERCP”) was to encourage high density, multi-
family residential uses mixed with new, small scale commercial uses in a scale that is 
compatible with the surrounding neighborhood to create an eclectic, mixed use district.  
The ERCP specifically encourages development that is visually compatible with the 
adjacent neighborhoods, use quality architecture and provide streetscape enhancement 
to improve pedestrian circulation within the district and through the district.   

 

  



Revised Final Site Plan Review & SLUP 
375 S. Eton – The District Lofts – Building B 
July 26, 2017 
Page 5 of 23 

The ERCP also provides design guidelines to ensure that this vision is realized, including 
the following: 
 

  • moving buildings close to the road with little or no front parking; 
  • moving parking to the rear of buildings and providing screening; 

• providing entrance features to buildings, using high quality building materials 
and pedestrian-scaled building details; 

• encouraging landscaping between buildings and the road and the conversion of 
all interior area between buildings into landscaped open space; and 

• encouraging lighting to accent architecture and improve the pedestrian 
environment while maintaining light levels that are compatible with 
neighborhood ambient light levels. 

 
The existing building includes eighteen residential loft units and first floor office space 
on S. Eton and is compatible in scale and height with adjacent buildings.  The proposed 
location and footprint of the building is as recommended on the Future Land Use Plan, 
and parking is provided at the rear of the building only.  The applicant used stone and 
brick for the lower level and metal paneling on portions of the upper levels.  Front walks 
are provided from the sidewalk to front entries for commercial office space.  
Landscaping is proposed between the building and the right-of-way, and on either end 
of the building. Lighting provided will be minimal and compatible with neighborhood 
ambient light levels.  
 
The single office tenant proposing to utilize 12,348 sq.ft., is larger than the size 
recommended in the Eton Road Corridor Plan (6,000 sq.ft.).  However, the MX District 
regulations permit any commercial use over 6,000 sq.ft. in size to be permitted if 
approved under a Special Land Use Permit.   The Planning Commission and City 
Commission may wish to approve the SLUP if:  
 

1. The use is consistent with and will promote the intent and purpose of this Zoning 
Ordinance.  

2. The use will be compatible with adjacent uses of land, the natural environment, 
and the capabilities of public services and facilities affected by the land use.  

3. The use is consistent with the public health, safety and welfare of the city.  
4. The use is in compliance with all other requirements of this Zoning Ordinance.  
5. The use will not be injurious to the surrounding neighborhood. 6. The use is in 

compliance with state and federal statutes. 
 

The larger single use square footage, although over twice the envisioned amount in the 
Eton Road Corridor Plan (ERCP), does not introduce a scale that is detrimental to the 
pedestrian experience, nor does it introduce an incompatibility with the neighboring 
community. The urban form of the area is still cohesive and intact, especially with the 
identical completed District Lofts Building A adjacent to the in-process Building B. The 
area also boasts the wide range of uses that were envisioned in the ERCP. 
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8.0 Design Review 
 

The proposed building design matches the contemporary style of the existing District 
Lofts building next door, while using some traditional style materials to blend in with the 
historic Big Rock Restaurant and The Reserve to create a building design that is 
harmonious with both the mixed use district on the east side of Eton and the single 
family residential district on the west side of Eton. Overall, the proposed design of 
Building B is compatible with the vision for the MX district contained in the Eton Road 
Corridor Plan, as previously approved by the Planning Board. 
 
The only design changes that are proposed at this time with the proposed conversion 
from retail/residential to office use on the first floor are the proposed decommissioning 
of several doors along all elevations. Specifically, two previously approved double 
entrance doors are proposed to be removed and replaced with windows (one on the 
north elevation facing The Reserve and one on the west elevation facing S. Eton).  
Three other previously approved double entrance doors are proposed to be fixed in the 
closed position and all of the existing hardware is to be removed (one on the north 
elevation facing The Reserve, one on the north elevation facing the parking deck, and 
one on the south elevation facing Villa).  Finally, one previously approved double entry 
on the west elevation along S. Eton is proposed to be removed and replaced with a 
single door and windows.  The only office entrance open to the public is proposed at the 
southwest corner of the building, facing Villa Street.  The Planning Board may wish 
to require the doors to be replaced with windows, or to require one or more 
entrances along S. Eton. 
 
Signage: The applicant has submitted plans that now depict signage on the west and 
south elevations. The name letter signs are placed 12 feet above finish grade. They are 
18 inches high and 9 feet long signs. The sign will feature the tenant, Oppenheimer, on 
painted or brushed stainless steel metal lettering. The lettering will be attached to the 
metal canopy over the west and south elevations. The total square footage of the signs 
will be 31.40 ft2. The applicant is in compliance with the Birmingham Sign Ordinance 
that allows 1 ft2 of signage for every linear foot of building frontage. 
 

9.0 Approval Criteria 
 

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

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

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

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

there will be no interference with adequate light, air and access to adjacent lands 
and buildings. 
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(3) The location, size and height of the building, walls and fences shall be such that 
they will not hinder the reasonable development of adjoining property nor diminish 
the value thereof. 

 
(4) The site plan, and its relation to streets, driveways and sidewalks, shall be such as 

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

(5) The proposed development will be compatible with other uses and buildings in the 
neighborhood and will not be contrary to the spirit and purpose of this chapter. 

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

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

 
10.0 Recommendation 
 

Based on a review of the site plan revisions submitted, the Planning Division finds that 
the proposed Final Site Plan meets the requirements of Article 7, section 7.27 of the 
Zoning Ordinance and recommends that the Planning Board recommend APPROVAL of 
the Final Site Plan and Special Land Use Permit for 375 S. Eton with the following 
conditions: 
 
1) The applicant replace the doors to be decommissioned with windows; 
2) The applicant add one or more entrances along S. Eton and obtain Administrative 

approval for same;  and 
3) Provide specifications on the proposed signage. 

 
11.0 Sample Motion Language 
 

Motion to recommend APPROVAL of the Final Site Plan and Special Land Use Permit for 
375 S. Eton subject to the following conditions: 
 
1) The applicant replace the doors to be decommissioned with windows; 
2) The applicant add one or more entrances along S. Eton and obtain Administrative 

approval for same;  and 
3) Provide specifications on the proposed signage. 

 
   OR 

 
Motion to POSTPONE the Final Site Plan and Special Land Use Permit for 375 S. Eton 
pending receipt of the following: 
 

1) The applicant replace the doors to be decommissioned with windows; 
2) The applicant add one or more entrances along S. Eton and obtain 

Administrative approval for same;  and 
3) Provide specifications on the proposed signage. 
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OR 
 

 
 
Motion to recommend the DENIAL of the Final Site Plan and Special Land Use Permit for 
375 S. Eton. for the following reasons: 

1.________________________________________________ 
2.________________________________________________ 
3.________________________________________________ 
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HDDRC Minutes 
January 4, 2006 

 
245-375 S. Eton 
Eton Street Lofts 
Birmingham Grand Trunk Western Railroad Depot Landmark 
 
Chairman Rinschler opened the public hearing at 8:14 p.m. 
 
Zoning:  B-2B General Business 
 
Proposal:  The applicant proposes to develop two residential loft buildings and a parking 
structure that will house 250 cars.  The development will also have an off-street surface parking 
area, loading areas, and landscaped areas.  The new development will be located on the south 
end of the triangular site of the Birmingham Grand Trunk Western Railroad Depot Landmark 
which is bordered by S. Eton on the west, Villa Street on the south, and the railroad on the 
east.  The Big Rock Chop house and the Reserve are also located on the site.  The applicant 
proposes to demolish an existing office building at 375 S. Eton at the corner of S. Eton and Villa 
Streets. 
 
The proposed three-story parking deck will be located on the east side of the property.  It will 
be constructed of brick veneer with pre-cast concrete caps with metal screen grill openings. 
 
Ms. Bashiri read from the Ordinance the boundaries of the Historic District. 
 
Chairman Rinschler commented it is hard for him to imagine that the whole parking lot was 
intended to be part of the Historic District.  Therefore the commission should address the issue 
as to what size the Historic District should be prior to final site plan approval.  Ms. Rowbottom 
recalled that when the Historic District was designated they talked about using the original 
property lines of the Grand Trunk Railroad.  She agreed the issue should be decided. 
 
Mr. Victor Saroki, the architect for the project, was present along with Mr. Mark Farlow principal 
from his office; and Mr. J.C. Cataldo, of Mocher Dolan Cataldo & Kelly Building and 
Development Company.  Mr. Norman LePage, the property owner, was not present this 
evening.  Mr. Saroki noted that the site falls within two zoning districts, MX and B-2B, and 
perhaps the demarcation line between the two zoning districts would make sense for the 
delineation of the Historic District.   
 
At this point, Mr. Saroki walked the board through his report.  It is his understanding they will 
be before the HDDRC for preliminary historic design review, and before the Planning Board for 
preliminary site plan approval along with a CIS application approval.  They would then go back 
to the Planning Board for final site plan approval and come back to the HDDRC for final historic 
design approval.  
 
The site circulation pattern for both the Big Rock and the Reserve will be quite similar to what it 
is now.  Both of these operations use a valet service.  The parking deck is not meant to serve 
the loft buildings.  The lofts will be supported by underground parking that will house 50 cars 
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and some surface parking.  The residential traffic will all come in off of Villa Street.  They hope 
to develop some one-car garages in addition to the 50 parking spaces underground.  The 
proposal is for 47 loft units ranging in size from 1,000 sq. ft. up to about 2,000 sq. ft.  Each 
building will have an opportunity for retail uses on the first level.  The first-floor loft units that 
front on Villa Street are intended to be work/live units.  The applicants believe that they meet 
all of the requirements of the Zoning Ordinance.  Mr. Saroki presented an overview showing the 
massing of the buildings along Eton.   
 
They propose warehouse-like loft buildings that would fit into the Rail District.  Their material 
pallet favors what has been used on the Train Station.  The parking structure will be located at 
the rear of the site so that it parallels the train tracks.  All of the parking needs for the Big Rock 
and the Reserve are satisfied.  They think their proposal is in the spirit of the MX District and 
that it recognizes the historical character of that whole area. 
 
Chairman Rinschler had difficulty with the massing and intrusion of the parking structure and its 
close proximity to the historic structure.  There needs to be some architectural way to minimize 
the effect of the parking deck.  Mr. Hewer suggested making the parking structure mixed-use.  
Mr. Saroki thought they may be able to create a very dense greenbelt screen as a buffer.  From 
the standpoint of the residents and sales, they have to make sure that the deck is very 
pleasing.  When they build the deck in brick with stone accents, add the mullion patterns, break 
down the amount of light through either louvers or an opaque surface, and add landscaping, it 
will diminish the whole deck area.   
 
Discussion followed with respect to adding a roof on top of the deck.  Mr. Saroki explained it 
would raise the mass of the deck and intrude into the required distance from the ITC 
transmission lines overhead.  Mr. Farlow said that a portion of the parking deck lies within the 
B-2B District and that portion must abide by the lower height requirement for that District.  
Therefore, they have two districts to deal with, as well as the transmission lines. 
 
Chairman Rinschler said it sounds to him that the area to work on is ways to minimize the 
massing and the visual impact of the parking deck.  That is what the commission would like to 
see when the proposal comes back, because the deck is so incongruous with historic 
preservation.  He feels they are going in the right direction with the lofts. 
 
Ms. Weisberg thought the deck will be a nice relief from the parking lot that currently exists.  
Personally, she would like to see more of an industrial edge to the loft buildings. 
 
In response to a question from Ms. Rowbottom, Mr. Saroki explained the retail will park either 
on Villa Street or in the structure.  She suggested a tie-in to the neighborhoods with the species 
of trees that are planted.  Mr. Saroki indicated his intention to present a landscape plan at final 
review.   
 
Mr. Saroki explained that the property line angles, and that necessitates their buildings to be set 
back.  The loft building will start to create some building edges which will help the Reserve not 
to took like it is set out in the street.  On another subject, their proposal for lighting on the site 
will take on an industrial look. 
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Motion by Chairman Rinschler 
Seconded by Mr. Hewer to approve the preliminary historic review application for 
245-375 S. Eton, Eton Street Lofts, provided that the applicant comes back with 
proposals to soften the impact of the parking structure and the commission has a 
resolution of the specific bounds of the Historic District to guide it in its final 
approval. 
 
No one from the public wished to comment on the motion at 9:10 p.m. 
 
Motion carried, 5-0. 
 
VOICE VOTE 
Yeas:  Rinschler, Hewer, Deyer, Rowbottom, Weisberg 
Nays:  None 
Absent:  Henke, Sadowski 
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Planning Board Minutes 
January 25, 2006 

 
 
PRELIMINARY SITE PLAN REVIEW AND COMMUNITY IMPACT STUDY (“CIS”) 
245,325, 375 S. Eton 
The District Lofts 
Construction of mixed-use development, including residential lofts, retail space and 
two-story parking deck on the site of the Big Rock Chop House and the Reserve 
 
CIS 
 
Ms. Ecker offered background information.  The subject parcels are located on the site of the 
existing Big Rock Chop House, the Reserve banquet facility, and an office building.  The site has 
a total land area of 3.54 acres.  It is located on the southeast corner of S. Eton and Maple 
Road, and extends down to Villa Street to the south.  The applicant is proposing to demolish 
the existing office building and surface parking lot to construct a mixed-use development that 
would include the Big Rock Chop House, the Reserve banquet facility, two new four-story 
buildings containing retail space, residential loft units, live/work units, as well as a three-story 
parking deck on the rear of the site. 
 
Ms. Ecker advised that the applicant was required to prepare a CIS as they are proposing two 
new buildings containing more than 20,000 sq. ft. of gross floor area.  The CIS discusses the 
proposed use of the site; access and circulation; sub-area plan; building and parking placement; 
design; land development issues; utilities, noise and air issues; environmental design and 
historic values; refuse, sewer and water; public safety; transportation issues; parking issues; 
natural features; and includes an associated soils report, an environmental report, a traffic 
report, and a noise study.  The site is zoned B-2B General Business at the north end on the site 
of the existing Big Rock Chop House, and is zoned MX Mixed Use on the southern portion.  
 
Ms. Ecker reviewed all details of the proposed development and the corresponding studies for 
the Planning Board.  Mr. Potts asked if there is sufficient capacity in the proposed parking deck 
and in the adjacent surface parking area to accommodate a full max out of all of the uses 
contemplated in the three areas.  Ms. Ecker indicated it meets the City parking requirements. 
 
Mr. Victor Saroki, architect for the District Lofts, was present with Mr. Norman LePage, owner of 
the Big Rock Chop House and the Reserve banquet facility; Messrs. Mark Egott and Johannes 
from his office; and Mr. Rod Arroyo, Traffic Consultant from Birchler, Arroyo.  Mr. Saroki 
assured the board that all of the items required in the CIS will be complied with prior to final 
site plan review.  He went on to discuss the Clayton Environmental Report which was developed 
in 1998 for Mr. LePage when he was proposing the Reserve banquet facility.  They have not 
prepared a new report because nothing has changed on the site except for the Reserve getting 
built.  Erb Lumber was a lumber yard, so he does not see it as an issue needing any additional 
extensive environmental testing.  Also, if there is a water table issue involving basements, they 
will deal with it at the time of construction and excavation.  They always employ geotechnical 
engineers and soil engineers to help with the design of the buildings and footings.   
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Mr. Potts confirmed that Mr. Saroki is satisfied that there are no environmental concerns at this 
point.  Mr. Saroki said that if anything does come to light during construction they will take the 
proper caution and hire an environmental consultant to help them.  Mr. Norman LePage 
established that all of the storage facilities for the lumber yard actually were from Crosswinds 
on back.  So, as far back as he can remember there was no storage of any kind taking place on 
his property.  Also, Mr. Saroki added that their lender is satisfied with the environmental report.  
Further, the developers are satisfied that the environmental survey is acceptable for a 
residential development.  They are obligated by law that if anything is found they will stop, 
investigate, bring in experts, and remediate.  
 
Ms. Dorothy Conrad spoke to say that the Crosswinds property was cleaned up prior to 
construction beginning.  Chairman Boyle cautioned that wolmanized timber may have been 
stored on the site. 
 
Mr. Rod Arroyo, whose firm prepared the Traffic Impact Assessment, said there were three 
issues raised by TetraTech and one issue raised by the Engineering Division.   

1. Birchler, Arroyo is recommending a two-way left turn lane in the area north of 
Yosemite.  They believe it would be a safety and a capacity improvement to provide 
a two-way left turn lane so that southbound traffic on Eton can get into a left-turn 
lane to turn into the main driveway which serves the entire facility.  From what they 
have observed, only about 75 ft. of storage is needed in the north-bound left turn 
lane.  They are recommending that 100 ft. be a two-way left turn lane.  That leaves 
another 175 ft. for north-bound left turns.  Right now, if a car is south bound on 
Eton and wants to turn left and there is traffic coming north bound, there is no 
choice but to block through traffic south bound on Eton and wait for a gap to make 
the left turn.  The two-way left turn lane allows cars to get out of the way so that 
south-bound traffic can continue.  They think that is a significant improvement. 

2. Regarding the one-way drive that is used by the valets, Mr. Arroyo’s understanding 
is there will be no additional impact on that.  It will still operate as it does today. 

3. With respect to site obstructions on Eton Street on the east side, parking should be 
prohibited and there should be appropriate signage added to clarify that so that 
clear site distance can be maintained to the south as cars turn out. 

4. The Engineering Division does not agree with their recommendation to limit parking 
on Villa Street to one side only, given the demand for parking to support the 
Amtrack train station.  Birchler, Arroyo went out to re-evaluate that and found that 
parking on both sides would leave an 18 ft. travel way for two-way traffic.  If it turns 
out that it becomes problematic, re-striping could fix that problem by removing 
parking on one side of the street.  They would leave it up to the City in terms of 
what they believe is correct. 

 
Further, to have three lanes at the villa approach to Eton Road would be a very tight 
configuration.  Mr. Arroyo doesn’t believe the delays are going to be enough to require that, but 
once again the City could make a change in striping. 
 
Mr. Blaesing said that anything dealing with the public streets, either Villa or Eton, doesn’t 
necessarily have to be tied as a requirement of the final site plan.  It is not something that 
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would prohibit the Planning Board from accepting the CIS.  It would be a recommendation to 
the City’s other boards to go ahead and try it out.   
 
Mr. Saroki provided details regarding the proposed separation and collection of recycled 
materials on-site.  In both buildings there are trash chutes that lead down to trash rooms in the 
parking garage.   
 
Motion by Mr. Potts 
Seconded by Mr. Blaesing to accept the CIS for 245, 325, 375 S. Eton, 
the District Lofts, with the understanding that the applicant will address all of the 
issues as represented.   
 
Chairman Boyle asked if members of the public wished to comment on this motion at 10:40 
p.m. 
 
Ms. Dorothy Conrad observed that currently on both sides of Maple Road the traffic is much 
greater than normal.  That is because of the closing of the bridge at Adams Road.  If these 
traffic volumes are being used as a measuring stick they are probably the highest that Maple 
Road will ever get. 
 
Motion carried, 6-0. 
 
ROLL CALL VOTE 
Yeas: Potts, Blaesing, Boyle, Dilgard, Haberman, Nickita 
Nays:  None 
Absent:  None 
 
Preliminary Site Plan Review 
 
Ms. Ecker advised that a Special Land Use Permit (“SLUP”) was granted on September 22, 2003 
to allow construction of the Reserve banquet facility as it exceeds 7,000 sq. ft. in size, and 
proposed hours of operation past 11 p.m. 
 
Ms. Ecker advised that on October 26, 2005, the applicant appeared before the Planning Board 
for a pre-application discussion.  The Planning Board suggested that the applicant consider 
decreasing the size of the units and suggested that more live/work units be offered, along with 
more retail and/or office space. 
 
On January 4, 2006, the HDDRC conducted a preliminary review of the development and 
approved the preliminary historic review application for the site, with the conditions that the 
applicant comes back with a proposal to soften the impact of the parking structure, and that the 
Planning Division provide a map of the specific boundaries of the Historic District located on the 
site. 
 
The applicant meets the majority of the height, area, and placement requirements for the MX 
Zoning District.  However, the Planning Board will have to approve the location of the principal 
pedestrian entrances on Villa Street as they are proposed 3 ft. back from the frontage line and 
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are required to be on the frontage line.  In addition, the applicant will be required to 
increase the first-floor ceiling heights to provide a 12 ft. clear space from finished 
floor to finished ceiling, or obtain a variance from the BZA.  The applicant advised that 
they had altered their plans to meet this requirement.  This is a result of the Eton Road Corridor 
Plan which envisions having spaces that could be converted from residential to commercial in 
order to accommodate a multitude of uses over time.   
 
Mr. Saroki passed out a colored rendering setting forth the elevations.  They listened to the 
Planning Board’s comments at the pre-application discussion.  They have added additional retail 
space and some live/work units. They are now up to 47 loft units.  The approach they took with 
the architectural aesthetic of their elevations is to develop exteriors that are warehouse-like 
with large panels of glass with mullions and windows as one would see in manufacturing and 
industrial buildings.  The buildings relate also to the train station with the brick color and the 
limestone.  The buildings set back 3 ft. from the street.  That allows a softening green belt 
across the front of the residential units.  The parking structure is a background building that is 
set back parallel to the tracks.   
 
One parking space is allowed underground for each loft unit and a second enclosed space can 
be purchased.  It was an intentional move on their part to isolate the commercial traffic from 
the residential traffic.  The parking garage is being developed to support parking for the 
Reserve banquet facility and Big Rock Chop House.  Mr. Saroki believes the 380 spaces on the 
site are enough to sustain all of the operations if everything is going at maximum capacity.  
They have been very creative in finding every parking space they can on this site.   
 
Mr. Saroki advised that there will be screening for the mechanical units on the roof, they will 
meet the 12 ft. height for the first-floor retail spaces, and they are not going to request any 
variances.  Further, they will provide 12 ft. light standards in the parking lot.  They intend to be 
extra careful with lighting in the parking structure because it is next to residential.  Louvers, 
metal grills and translucent panels are being contemplated and different designs are being 
studied. 
 
Mr. Nickita stated that he thinks street parking is very important.  It always slows traffic and it 
creates a better pedestrian environment.  He sees Villa Street as being wider than almost all of 
the residential streets throughout the City.  Therefore, he advocates parking on both sides of 
the street.  It would still allow sufficient ingress and egress to the project.   
 
Mr. Nickita went on to discuss the issue of circulation within the site.  He does not think dead-
end situations are best for traffic flow.  Also, he noted that pedestrians will need to have a path 
in order to traverse the site.  Mr. Saroki said they will try to designate good pedestrian 
movement.  Addressing the traffic circulation, he said they are concerned that the heavy 
commercial traffic would interfere with the comfort of the residential buildings.  Therefore they 
feel that Villa Street should just be for the residential. 
 
Motion by Mr. Blaesing 
Seconded by Mr. Dilgard to extend the meeting to 11:30 p.m. 
 
Motion carried, 6-0. 
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Yeas: Blaesing, Dilgard, Boyle, Haberman, Nickita, Potts 
Nays:  None 
Absent:  None 
 
Mr. Saroki said the units will measure from 850 sq. ft. to 2,000 sq. ft.  The prices will probably 
range from $400 thousand to $800 thousand.  Everything is one-level loft living with 10 ft. 
finished ceilings on the upper floors.   
 
Mr. Blaesing said that as a resident he would appreciate the separation of vehicular movement 
because he would want some privacy from the commercial district so that people are not 
driving through his parking lot at 2 a.m. trying to find their way out.  He thanked the applicant 
for listening at the pre-application discussion and he appreciates the changes that were made 
as a result.  He is sure than when all of this gets done it will feel like a neighborhood. 
 
Mr. Potts urged the applicant to soften the garage to improve the visual perspective as people 
enter the MX District off of Maple.  Mr. Saroki indicated they could do that and add a significant 
landscape plan. 
 
Ms. Ecker said she believes the City Manager is advocating to keep the train station on the 
Birmingham side rather than moving it to Troy.  Ms. Dorothy Conrad said plans are moving 
forward for a transportation hub that is to be built in Troy.  She thought the Community 
Development Department ought to contact the City of Troy to ask them exactly what is going 
on and what they have in mind. 
 
Mr. Nickita pointed out that the front doors are not really accessible by a drop-off/pick-up   
situation.  There is not adequate pedestrian circulation between the buildings and between the 
Reserve.  What happens is that someone who is dropped off in the back of the units would then 
have to walk around to the front.  Mr. Saroki explained that a car could pull into a parking 
space in the front, let someone get out, and then leave.  He thought they could develop a 
striped spot that is not a parking space that would allow someone to pull in and back out.  Mr. 
Boyle pointed out that most people would probably pull into the Reserve to pick up or drop off, 
short of it being a peak time. 
 
Motion by Mr. Blaesing 
Supported by Mr. Potts to approve the Preliminary Site Plan as presented for 245, 
325, 375 S. Eton, the District Lofts. The approval should include: 

1. Approval by the board to allow a 3 ft. setback of the building on Villa 
Street;  

2. That all of the first-floor units have 12 ft. ceiling heights; 
3. That the sidewalk constructed on Villa extend eastward to the train 

loading station; and 
4. That the applicant consider a more thorough design of the pedestrian and 

vehicular circulation throughout the site. 
 
Mr. Nickita went on record as saying he recommends that the City consider allowing parking on 
both sides of Villa Street. 
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There was no public comment on the motion at 11:25 p.m. 
 
Motion carried, 6-0. 
 
Yeas: Blaesing, Potts, Boyle, Dilgard, Haberman, Nickita 
Nays: None 
Absent:  None 
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03-65-06 
 
FINAL SITE PLAN AND DESIGN REVIEW 
245, 325 and 375 S. Eton Street 
Construction of new loft buildings and parking deck 
 
Ms. Ecker advised that this project has been before the Planning Board several times.  It is the 
site of the existing Big Rock Chop House, The Reserve banquet facility, and an office building.  
The site has a total land area of 3.54 acres.  It is located on the southeast corner of S. Eton and 
Maple Road, and extends down to Villa Street to the south.  The applicant is proposing to 
demolish the existing office building and surface parking lot to construct a mixed-use 
development that would include the Big Rock Chop House; The Reserve banquet facility; two 
new four-story buildings containing retail space, residential loft units, and live/work units; as 
well as a three-story parking deck on the rear of the site. 
 
Ms. Ecker advised that the applicant was required to prepare a Community Impact Study in 
accordance with Article 7, section 7.27 (E) of the Zoning Ordinance as they are proposing two 
new buildings containing more than 20,000 sq. ft. of gross floor area.  As the Big Rock Chop 
House is listed in the City’s inventory of historic properties, this application must also be 
reviewed and approved by the Historic District and Design Review Committee (“HDDRC”). 
 
A Special Land Use Permit (“SLUP”) permit was granted on September 22, 2003 to allow 
construction of The Reserve banquet facility and to allow the proposed hours of operation past 
11 p.m.  An amendment to this SLUP will be required to permit construction of the proposed 
development, to allow the proposed 7,000 sq. ft. of commercial space, and to allow any new 
business on the site to operate past 11 p.m. 
 
On October 26, 2005, the applicant appeared before the Planning Board for a pre-application 
discussion.  Since the pre-application discussion, the applicant heeded the suggestions of the 
board members and increased the number of units from 45 to 47, and is proposing that five of 
those units be live/work units along Villa Street.  Two commercial spaces are now proposed 
along Eton Street. 
 
On January 4, 2006, the HDDRC conducted a preliminary review of the proposed development 
and approved the preliminary historic review application provided the applicant comes back with 
a proposal to soften the impact of the parking structure, and that the Planning Division provide 
a map of the specific boundaries of the Historic District located on the site.  Since that time the 
applicant has added more landscaping based on the comments of the HDDRC to soften the 
view of the parking structure from Eton Street and Maple Road. 
 
On January 25, 2006, the Planning Board conducted a preliminary review of the proposed 
development and a complete review of the Community Impact Study (“CIS”).  The Planning 
Board approved the CIS with the condition that the applicant address all of the issues outlined 
in the staff report.  The Planning Board also approved the Preliminary Site Plan with several 
conditions. 
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Ms. Ecker advised that since the Preliminary Site Plan was approved, the applicant has shifted 
the buildings to be 2 ft. rather than 3 ft. back off the property line along Villa St. which was 
previously approved by the Planning Board.  The applicant has modified the plans to extend the 
sidewalk on Villa eastward to the train station, and has added a pedestrian connection from the 
proposed loft buildings across the site to the big Rock Chop House restaurant.  The applicant 
indicated at the preliminary site plan review that they would increase the ceiling heights for all 
first-floor units to be 12 ft. clear from finished floor to finished ceiling.  A new section has been 
provided that clearly shows a full 12 ft.  The applicant has not altered the vehicular circulation 
pattern on the site. 
 
The Planning Board will have to approve the new location of the principal pedestrian entrances 
on Villa Street as they are now proposed 2 ft. back from the frontage line.  In addition, the 
applicant will be required to decrease the height of that portion of the parking structure located 
in the B-2B Zone District, or obtain a variance from the Board of Zoning Appeals (“BZA”).   
 
Motion by Mr. Dilgard 
Seconded by Mr. Blaesing to extend the meeting to 11:30 p.m. 
 
Motion carried, 5-0. 
 
VOICE VOTE 
Yeas:  Dilgard, Blaesing, Boyle, Nickita, Potts 
Nays:  None 
Absent:  Haberman 
 
Mr. Victor Saroki, from Victor Saroki & Associates, Architects, was present along with Mr. 
Norman LePage, the property owner; Mr. J.C. Cataldo of Mosher, Dolan, Cataldo and Kelly, the 
general contractors; and Mr. Michael Dul, the landscape architect.  Mr. Saroki indicated they are 
happy to sit down with the Fire Marshal and discuss the turning radius for the Fire Department’s 
largest vehicle to access the site from both Villa and Eton.  He noted the existing loading space 
immediately adjacent to the Big Rock Chop House is somewhat screened by the landscaping, 
but it cannot accommodate a masonry screenwall because it would prohibit the trucks from 
turning in.  Ms. Ecker said that as long as it is an existing loading space a variance will not be 
needed.   
 
Mr. Saroki said to soften the parking deck they are proposing a brick veneer for the outside that 
matches both of the loft buildings.  Only a portion of the stairwell on the deck requires a 
variance from the building height limitation.   
 
Chairman Boyle commented he would like to see an occasional flash of color because this 
development lies within an industrial area.   
 
Motion by Mr. Dilgard 
Seconded by Mr. Nickita to extend the meeting to 11:45 p.m. 
 
Motion carried, 5-0. 
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VOICE VOTE 
Yeas:  Dilgard, Nickita, Blaesing Boyle, Potts 
Nays:  None 
Absent:  Haberman 
 
Chairman Boyle took discussion to the public for comments and no one spoke at 
11:30 p.m. 
 
Motion by Mr. Blaesing 
Seconded by Mr. Dilgard to recommend approval to the City Commission of the SLUP 
Amendment and Final Site Plan, and support the staff recommendations for the approval of the 
lofts at 245, 325, and 375 S. Eton Street.  The board supports a variance for the stairwell on 
the parking deck that happens to fall in the B-2B District. The staff recommendations are as 
follows: 

1. The Planning Board provide approval for the new location of the principal pedestrian 
entrances on Villa Street 2 ft. back from the frontage line; 

2. Decrease the height of that portion of the parking structure located in the B-2B Zone 
District, or obtain a variance from the BZA; 

3. Increase the first-floor ceiling heights to provide a 12 ft. clear space from finished floor 
to finished ceiling or obtain a variance from the BZA; 

4. Provide screening for the existing dumpsters and clean up the debris surrounding them 
immediately; 

5. Provide details on the proposed rooftop mechanical equipment; 
6. Replace all proposed Stella D’Oro Daylilies with Happy Returns Daylilies; 
7. Replace all proposed Euonymus with another hardy groundcover; 
8. Provide a photometric plan that includes all proposed lighting; 
9. Provide information regarding the location of fire hydrants, Fire Department water 

connections, the ability of the largest emergency vehicle to access the site from both 
Villa and Eton, and the sufficiency of the proposed fire lanes; 

10. Extend the screenwall between The Reserve and loft Eton Building to connect to The 
Reserve; and 

11. Submit all requested changes for administrative approval by the Planning Division. 
12. Provide an 8.5 ft. sidewalk along the north side of Villa Street with tree wells and no 

grass boulevard to match the south side of Villa Street to reduce maintenance issues.  
Administrative approval of the sidewalk.  

 
Motion carried, 5-0. 
 
ROLL CALL VOTE 
Yeas:  Blaesing, Dilgard, Boyle, Nickita, Potts 
Nays:  None 
Absent:  Haberman 
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Planning Board Minutes 

March 22, 2006 
01-07-15 

  
FINAL SITE PLAN REVIEW 245, 325 and 375 S. Eton District Lofts, Building B 
Construction of a new four-story, mixed-use building to include commercial space 
and residential loft units  
  
Ms. Ecker explained the subject site, 375 S. Eton, is part of a larger site including the existing 
Big Rock Chop House, Big Rock Chop House parking deck, the Reserve banquet facility, and the 
District Lofts - Villa Street Building (Building A), and has a total land area of 3.54 acres.  It is 
located on the southeast corner of S. Eton and Maple Rd., and extends down to Villa St. to the 
south. A Special Land Use Permit ("SLUP") was granted for the Reserve on September 22, 2003 
as it exceeds 6,000 sq. ft. in size, and has hours of operation past 11 p.m. The applicant was 
also required to prepare a Community Impact Study ("CIS") in accordance with section 7.27(E) 
of the Zoning Ordinance at the time that the entire site was originally approved (when Building 
A was to be constructed), and the CIS was accepted by the Planning Board on January 25, 
2006. As the Big Rock Chop House is also listed in the City’s inventory of historic properties, the 
entire site was also previously reviewed and approved by the Historic District and Design 
Review Committee (“HDDRC”).  
  
The applicant is proposing to construct the final phase of the entire development which was 
originally approved on August 6, 2006. This final phase includes the proposed construction of a 
four-story, mixed-use building containing 18 residential loft units, two live/work ground floor 
units and two commercial spaces on the first floor (Building B). Building B is not located in a 
Historic District.  All of the underground parking will be under the footprint of the new loft 
building and accessed from the existing loft building.  The units range in size from 924 sq. ft. to 
2,800 sq. ft.    
  
The applicant meets the majority of the bulk, height, area and placement requirements for the 
MX Zoning District. However, the applicant will be required to reduce the height of the building 
or obtain a variance from the Board of Zoning Appeals to allow the mechanical tower and other 
equipment to exceed 50 ft. in height. The applicant is proposing 58 ft. including the mechanical 
and four stories. They have advised that they wish to seek a variance from the BZA to allow the 
stair and elevator tower to provide access to the rooftop, and to seek a variance to allow a 
rooftop deck with a pergola and an enclosed exercise room and a restroom if the Planning 
Board is supportive of this use.  
  
Design Review The proposed building design matches the contemporary style of the existing 
District Lofts building next door, while using some traditional style materials to blend in with the 
historic Big Rock Restaurant and The Reserve to create a building design that is harmonious 
with both the Mixed-Use District on the east side of Eton and the Single- Family Residential 
District on the west side of Eton.  Overall, the proposed design of Building A is compatible with 
the vision for the MX District contained in the Eton Road Corridor Plan.  All of the materials 
match what is on the existing loft building.  
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Mr. Victor Saroki, the architect for this development, was present along with Mr. Scott LePage, 
the developer; and Mr. John Kelly, the general contractor.  The new building is exactly the same 
as originally proposed, except for the roof terrace.  The original building has been very 
successful and there is a waiting list to get in.  This building has some nice retail spaces that 
front right on Eton.  The materials and aesthetic details are meant to resemble updated 
warehouses.  The project meets all parking requirements and an additional 34 underground 
spaces are proposed for the new building.  They are happy to work with staff to identify street 
furniture along Eton and the appropriate spaces for lighting along both Eton and Villa.    
  
They see the roof terrace as a nice element to introduce into this project.  Serviceability for the 
mechanical equipment is a practical consideration for allowing the stairs and elevator to go to 
the roof.  In the MX District the allowable building height is 45 ft. and only 5 ft. more is 
permitted for mechanical.  All the other zoning districts in town permit 10 ft. for mechanical.  So 
with only 5 ft. permitted, the only way to get to the roof is to climb up a ladder and through a 
hatch.  In summary, the rooftop terrace is a small element that is practical for service and it is 
good for the residents.  Mr. Saroki thinks that use of the roofs should be encouraged, but it 
cannot be done with only 5 ft. allowed above the building height.   
  
Ms. Whipple-Boyce thought the rooftop area is somewhat like a fifth story.  She suggested they 
could achieve what they want by taking half of an end unit and turning it into a terrace.  Mr. 
Saroki replied if they are not successful at the BZA, the terrace won't happen.  
  
Mr. Koseck likes the aesthetic of the building.  He was surprised at the 5 ft. limit on rooftop 
screening, the same with stairs and an elevator.  Mr. Saroki showed the circulation through the 
site and explained how people can go in and out comfortably.  
  
Mr. DeWeese said he finds it very hard to support the uses, given the way the ordinance is 
written; but again, it is not clear why it is that way because the 5 ft. height allowance for 
screening is not practical.  
  
In response to Chairman Clein, Mr. Saroki stated there is no intention to add an enclosure to 
allow for all season use.  This is truly a sun deck.  
  
The Chairman called for comments from members of the public at 9:55 p.m.  
  
Mr. J. Colsman, 521 Lewis, asked where all the cars will park.  Ms. Ecker verified that the 
applicant complies with the parking requirement.   Mr. Saroki said they have 397 spaces on-site, 
which is an excess of 60 spaces, not including street parking.  Mr. Williams noted that people 
always want to park on the streets.    
  
Motion by Ms. Whipple-Boyce Seconded by Mr. Share to approve the Final Site Plan 
and Design Review for 375 S. Eton subject to the following conditions:  
1) Reduce the height of the building or obtain a variance from the BZA to allow the 
mechanical tower and other equipment to exceed 50 ft. in height;  
2) Remove all uses above 40 ft. in height (deck, exercise room and restroom) or 
obtain a variance from the BZA;  
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3) Provide specification sheets for the proposed rooftop mechanical equipment and 
identify the proposed roofing material;  
4) Add one street tree along Villa and provide street lights every 40 ft. on S. Eton 
and every 80 ft. on Villa all along the north side, adjacent to Buildings A and B, with 
all locations to be administratively approved; and  
5) Add benches, trash receptacles and bike racks, with locations to be 
administratively approved.  
  
There were no comments from the audience on the motion at 10:03 p.m.  
  
Motion carried, 7-0.  
  
VOICE VOTE Yeas:  Whipple-Boyce, Share, Clein, DeWeese, Koseck, Lazar, Williams 
Nays: None Absent: Boyle 

  



Zoning Compliance Summary Sheet 
Final Site Plan & Special Land Use Permit 

375 S. Eton – Eton Street Lofts – Building B 
 
 
Existing Site: District Lofts – Mixed Use Buildings 
 
 Zoning: MX, Mixed Use 
 Land Use: Loft building: residential/ retail  
 
Existing Land Use and Zoning of Adjacent Properties: 
 

 North South East 
 

West 
 

Existing 
Land Use 

Big Rock 
Restaurant, The 

Reserve 

Crosswinds 
Development 

Loft Building 
A, Railroad 

Commercial, 
Multi-family 
Residential 

Existing 
Zoning 
District 

B-2B 
Neighborhood 

Business, MX – 
Mixed Use 

MX - Mixed 
Use 

 

MX – Mixed 
Use, PP – 

Public 
Property 

B-1 – 
Neighborhood 
Business, R-6 

– Multiple-
Family 

Residential 

Downtown 
Overlay 
Zoning 
District 

NA NA NA NA 

 
 
Land Area:                          Existing: 0.37 acres, 41,971 ft2 (Bldg. B only)  
    Proposed: Same as existing 
 
Minimum Lot Area:  Required: N/A 
    Proposed: N/A 
 
Minimum Floor Area: Required: N/A 
    Proposed: N/A 

 
Maximum Total   Required:  100% for entire lot, 6000 ft2 max per  
Floor Area:     commercial space without a SLUP 

Proposed: 100% for entire lot, 12,348 ft2 office space  
       
Minimum Open Space: Required:   N/A 
    Proposed:   N/A 
 
Maximum Lot Coverage: Required: N/A 
    Proposed: N/A 
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Front Setback:   Required:    0 ft. 
    Proposed:    0 ft. (existing) 
 
Side Setbacks:   Required: 0 ft.  
    Proposed:      0 ft. (existing) 
 
Rear Setback:  Required:  10 ft. 

Proposed:  >100 ft. (existing) 
 
Max. Bldg. Height:             Permitted:  45’ for flat roofs, 50’ including mechanical & 4 

stories 
       Proposed: 50’ including mechanical & 4 stories (existing) 
 
Minimum Eave Height: Required: 18’ along Eton Street 
    Proposed: 45’ on Building B along Eton Street (existing) 
 
First Floor Ceiling:  Required: 12 ft. minimum clearance finished floor to  
       finished ceiling on first floor 
    Proposed: 12 ft. unfinished floor to unfinished ceiling  
      (existing) 
 
Front Entry:   Required: Principal pedestrian entrance on frontage line,                           
      Planning Board may adjust.  
                                             Proposed: Office spaces have principal pedestrian 

entrance on the frontage line on Villa Street.   
 
Parking:    Required: 356 off-street spaces 
    Proposed: 430 off-street spaces, all 180 ft2 in area 

(existing) 
     
Loading Area:  Required: 20,001 – 50,000 ft2 commercial – 2 
      Must be located in rear open space per s. 4.23 
      LD-03 
    Proposed: 2, located in rear open space (existing) 
 
Screening: 
   
 Parking:  Required: Minimum 32” high masonry wall with stone cap 
    Proposed: Screened entirely by building, staggered 

planting beds and landscaping (existing) 
 
 AC/Mech. units: Required: Screening to compliment the building 
    Proposed: Metal panels (existing) 
 
 Elect. Transformer: Required: Fully screened from public view 
    Proposed: Screened with 4’ to 5’ high Arborvitae shrubs 

(existing) 
  
 Dumpster:  Required: 6’ high capped masonry wall with wooden gates 
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    Proposed: 8’ high brick screen wall with stone cap and 
wooden gates (existing). 
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MEMORANDUM 
Planning Division 

DATE: July 11th, 2017 

TO: Jana Ecker, Planning Director 

FROM: Nicholas Dupuis, Planning Intern 

SUBJECT: 298 S. Old Woodward – Birmingham Boutique Hotel – Final Site 
Plan & Design Review 

Introduction 

The subject site, 298 S. Old Woodward, is currently the site of two vacant office buildings, and 
a surface parking lot, and has a total land area of .618 acres.  It is located on the northwest 
corner of S. Old Woodward and Brown Street in the Downtown Overlay District.   

The applicant is proposing to demolish the existing buildings and surface parking lot to 
construct a 25,182 sq.ft., 5-story mixed use building.  The building will provide ground floor 
retail, 3 floors of hotel guest rooms, and 17 residential units on the fifth floor.  Parking for the 
residential units will be provided in the lower level of the building.   As the building is located 
within the Parking Assessment District, no on-site parking is required for commercial uses.   

On April 26, 2017, the Planning Board first reviewed the Preliminary Site Plan for the proposed 
hotel at 298 S. Old Woodward, and postponed the site plan review to May 24, 2017 pending 
resolution of the following issues: 

1. The applicant will need to relocate the garage door for trash collection and loading away
from the public street or obtain a variance from the BZA;

2. Provide details regarding the type and placement of all mechanical equipment and
associated screening at Final Site Plan Review;

3. Add one street tree along S. Old Woodward Ave. or obtain a variance from the BZA;
4. Provide a detailed streetscape plan that incorporates all of the proposed design changes

for the reconstruction of Old Woodward Ave., including required lighting, benches,
pavement materials etc.;

5. Applicant meet the minimum size requirement for the proposed parking spaces or obtain
a variance from the BZA;

6. Increase the size of the proposed loading space to meet minimum requirements or
obtain a variance from the BZA;

7. Submit a photometric plan and specification sheets on all proposed lighting at Final Site
Plan Review;

8. Comply with the requirements of all City departments;
9. Provide material samples and specification sheets at Final Site Plan Review; and
10. Applicant address issues concerning car movement, vehicle loading/ unloading, and

Back to Agenda



storage with a traffic management plan. 
 
On May 24th, 2017, the Planning Board approved the CIS and Preliminary Site Plan Review for 
298 S. Old Woodward on the conditions that the applicant revise the traffic and parking study to 
address the comments provided by Fleis & Vandenbrink regarding the trip generation and 
parking generation assumptions and traffic operations, and respond to the concerns and 
requests of all City departments and provide all necessary information. 
 
1.0 Land Use and Zoning  

 
1.1 Existing Land Use – The existing land uses on the site include the DRS 

Housecalls building, a vacant two story office building, and a surface parking lot.  
All are proposed to be demolished to allow construction of the proposed five-
story mixed use building.  
 

1.2 Zoning – The property is zoned B-4 Business- Residential, and D-4 in the 
Downtown Overlay District.  The proposed commercial and residential uses and 
surrounding uses appear to conform to the permitted uses of the zoning district. 

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

existing land use and zoning adjacent to and/or in the vicinity of the subject site, 
including the 2016 Regulating Plan 

 

 North South East 
 

West 
 

Existing Land 
Use 

Retail/ 
Commercial 

Retail/ 
Commercial 

Office/ 
Commercial 

Surface Parking 
Lot 

 
Existing 
Zoning 
District 

 

B-4 
Business- 
Residential 

 
B-2 

General 
Business 

 

B-4 
Business- 
Residential 

B-4 
Business- 
Residential 

Overlay 
Zoning 
District 

D-4 D-3 D-4 D-4 

 
 
2.0    Setback and Height Requirements 

 
Please see the attached Zoning Compliance Summary Sheet for detailed zoning 
compliance information.  The proposed height, scale and mass of the building meet all 
required development standards for the D-4 Downtown Overlay District. The proposed 
building will be 69 feet high at the 5th floor, with mechanical equipment reaching 78 
feet. The building is proposed to be built to the property line at all elevations except the 
north elevation which is set back 10 feet for the inclusion of a via. The building meets 



the required setback and height requirements.  
 

3.0      Screening and Landscaping 
 

3.1  Dumpster Screening – The applicant is proposing to store all trash in containers 
in a refuse room on the ground floor. In accordance with Article 3, section 
3.04(B) (7), Downtown Birmingham Overlay District, doors for access to interior 
loading docks and service areas shall not face a public street. The plans 
submitted by the applicant indicate that the door for trash collection and loading 
faces west into the open air loading area.  All trash will be stored within the 
interior of the building. 
 

3.2  Parking Lot Screening – The applicant is proposing 56 on-site parking spaces, 
including 2 barrier-free spaces contained within the lower level of the building.  
All parking is fully screened by the building.  
 

3.3      Mechanical Equipment Screening – No specifications have been submitted at this 
time on any proposed rooftop or ground-mounted mechanical equipment.  The 
proposed roof plan does include a 10 foot coated metal panel mechanical screen 
enclosure housing three large mechanical units and various exhausts. The 
applicant has provided specifications on all of the proposed rooftop mechanical 
units for the Boutique Hotel. The proposed 10 ft. coated metal screening wall will 
adequately screen the mechanical equipment. 
 

3.4      Landscaping –The landscape plan shows 9 street trees, 4 on Brown and 5 on S. 
Old Woodward.  Based on the linear frontage along each street, 4 trees are 
required along Brown (141’ frontage), and 5 trees are required along S. Old 
Woodward (218’ frontage). The applicant is also proposing 4 raised planters with 
shrubs, perennials, and ornamental grasses along the via on the north side of 
the building.  All landscaping requirements have been met. 

 
4.0 Streetscape Elements 

 
In accordance with Downtown Streetscape Standards, the following streetscape 
standards must be met: 
 

• Sidewalks – The plans do provide for sidewalks along Brown and S. Old 
Woodward. Recently, the City Commission voted to approve 17’ wide 
sidewalks for S. Old Woodward. The Final Site Plan proposes 16.6’ wide 
sidewalks along S. Old Woodward, and 11.6’ sidewalks along Brown 
Street. 

• Exposed aggregate along curb with broom finish in pedestrian path – The 
plans indicate that all pavement materials and details will match the 
approved new streetscape elements for the reconstruction of Old 
Woodward. 

• Pedestrian level street lighting along all sidewalks with hanging planters -   
Plans submitted indicate the required pedestrian scale street lights are in 
place along S. Old Woodward, and are not required along Brown Street.  



The final plans now include the use of the new pedestrian scale lights as 
proposed in the Old Woodward reconstruction project. The City 
Commission voted to use current style street lights, but with a new 
placement pattern.  Four lights are proposed along Old Woodward as 
required.  The applicant has advised that all street lighting will be placed 
as required by the City to comply with the new design of Old Woodward. 

• Benches and trash receptacles in park and plaza areas and along adjoining 
sidewalks where pedestrian activity will benefit as determined by the 
Planning Board - The applicant is proposing to include 6 benches and 1 
trash can along S. Old Woodward, to match the design and materials of 
street furnishings proposed in the reconstruction project.  Four bike racks 
are also proposed along S. Old Woodward.  No street furniture is proposed 
along Brown Street or in the via along the north elevation of the building. 

 
The applicant has provided a detailed streetscape plan that shows many of the 
elements proposed for the reconstruction of S. Old Woodward. The revised 
streetscape plan does not include the angled on-street parking 
proposed along the west side of S. Old Woodward as a part of the 
reconstruction project (thus eliminating approximately 12 on street 
parking spaces). This change requires approval of the Advisory Parking 
Committee and City Commission. The Advisory Parking Committee met 
on July 12th, 2017 to discuss this matter.  After a lengthy discussion, a 
decision was not made and the Committee voted to postpone the 
matter to their next meeting on August 2, 2017.  Please see attached 
minutes.  After a recommendation is made by the Advisory Parking Committee, 
the request to eliminate the 12 parking spaces will be forwarded to the City 
Commission who will make the final determination as to whether these spaces 
may be eliminated.  
 

5.0 Parking, Loading and Circulation 
 
5.1 Parking – In accordance with Article 4, section 4.43 (PK) of the Zoning 

Ordinance, a total of 22 parking spaces are required for the residential level of 
the building (17 units x 1.25 parking spaces).  No on-site parking is required for 
the proposed commercial hotel or retail uses as the site is located within the 
Parking Assessment District.  The applicant is proposing 56 parking spaces on 
site, including 2 barrier free spaces. All spaces proposed on the revised plans 
meet the 180 sq.ft. minimum size requirement. 

 
In accordance with Article 3, section 3.04(D) (5), Downtown Birmingham Overlay 
District, parking contained in the first story of a building shall not be permitted 
within 20’ of any building façade on a frontage line or between the building 
facade and the frontage line.  All parking will be contained in the lower level of 
the building, fully screened by the building itself. 

 
5.2     Loading – In accordance with Article 4, section 4.22 of the Zoning Ordinance, one 

loading space is required for the proposed development.  One loading space is 
proposed at this time.  In accordance with Article 3, section 3.04(B) (7), 



Downtown Birmingham Overlay District, doors for access to interior loading 
docks and service areas shall not face a public street. The applicant is proposing 
an open air loading space measuring 40’ by 12’ by 14’ in height, and the door for 
trash collection and loading has been relocated so that it does not face Brown 
Street, but rather faces west into the loading area.  The loading space is not 
located within the building, but is open air, with a green roof canopy above.  
Thus, no variance is required for a door to an interior loading space. 

 
5.3 Vehicular Circulation and Access – The proposed development includes the 

relocation of one curb cut on S. Old Woodward and one curb cut on Brown.  A 
loading space is proposed along the Brown Street elevation.  Vehicles entering 
the lower level parking garage will do so from Brown St. via a 9’ wide garage 
door entrance. The plans include a one way entrance ramp down to the lower 
parking levels off of Brown St., just east of the loading area.  A 9’ wide garage 
door is set back from the southern building façade.  A one way exit ramp from 
the lower parking levels is proposed off of S. Old Woodward.  A 9’ wide garage 
door is set back from the eastern building façade.  The proposed changes to 
vehicular ingress and egress to the underground parking levels will increase the 
efficiency of the proposed valet service. One way circulation aisles exist within 
the underground parking levels, the narrowest of which is 13’.  The proposed 
drive widths within the parking level are adequate for proper maneuvering within 
the site.    

 
5.4 Pedestrian Circulation and Access – The applicant has provided pedestrian 

entrances on both Brown and S. Old Woodward; three will be along S. Old 
Woodward, and a restaurant entrance will be on Brown. All entrances are 
accessible from a City sidewalk and a proposed 10’ via will run along the north 
side of the building and connect to the sidewalk on S. Old Woodward.   

 
6.0  Lighting  
 

The applicant has submitted a photometric plan and specification sheets as part of the 
Final Site Plan Review application. In adherence with Article 4, Section 4.21 of the 
Zoning Ordinance, illuminance levels may not exceed one and one half (1.5) maintained 
foot-candles at any property line for any other zoned property. The photometric plan 
submitted appears to include light levels emitted from pedestrian street lights as well as 
building lights. To verify that building lights do not exceed the maintained foot 
candle illumination levels, the applicant will need to submit a photometric 
plan with light emitted only from lights on the property. The lighting schedule is 
as follows: 
 

Type Quantity Dimensions Manufacturer Bulb Model # Lumens Wattage 

Bollard Light 4 W: 4.5” 
H: 43.3” Louis Poulsen LED Flindt Bollard 

3000K 538 14 
In-ground 

Light 21 L: 1-4’ Lumenfacade LED LOID-24V-48-
40K-NO 811 18 

Streetlight 4 H: 16’ BEGA LED 77 210 2869 66 
Canopy Light 13 W: 3” BEGA LED 55 822 290 6 



Wall 
Luminaire 1 

L: 8” 
W: 4” 
H: 4.5” 

BEGA LED 22 359 331 14 

Wall Sconce 4 
L: 16.25” 

W: 9” 
H: 4” 

Lithonia Lighting LED WST LED P1 
30K VW MVOLT 1548 12 

 
The bollard lights are proposed in the via along with the strips of in-ground lighting. The 
four streetlights are present on S. Old Woodward as required. The 13 canopy lights are 
located on the canopy over the main entrance on S. Old Woodward, the recessed door 
in the via, and the recessed door entering the restaurant on Brown. The wall sconces 
are most notably located over the two garage doors, but are also located over the 
loading area and a staff access door at the end of the via. The wall luminaire is also at 
the rear of the via. The wall luminaire, sconces, and the canopy lighting are all 
cutoff as required by the lighting standards outlined in Article 4, Section 4.21 
of the Zoning ordinance. The bollard lighting and in-ground lighting will 
require approval from the Planning Board based on the following conditions: 
 

1. The distribution of upward light is controlled by means of refractors or shielding 
to the effect that it be used solely for the purpose of decorative enhancement of 
the luminaire itself and does not expel undue ambient light into the nighttime 
environment.  

2. The luminaire is neither obtrusive nor distracting, nor will it create a traffic 
hazard or otherwise adversely impact public safety, with appropriate methods 
used to eliminate undesirable glare and/or reflections.  

3. The luminaire is consistent with the intent of the Master Plan, Urban Design 
Plan(s), Triangle district plan, Rail District plan and/or Downtown Birmingham 
2016 Report, as applicable.  

4. The scale, color, design or material of the luminaire will enhance the site on 
which it is located, as well as be compatible with the surrounding buildings or 
neighborhood.  

5. Lighting designed for architectural enhancement of building features (i.e. 
architectural enhancement lighting).  Appropriate methods shall be used to 
minimize reflection and glare.  

6. The site lighting meets all requirements set forth in this ordinance including, but 
not limited to, light trespass and nuisance violations. 

 
7.0 Departmental Reports 

 
7.1 Engineering Division – The Engineering Department has the following comments: 

 
The Engineering Dept. has reviewed the plans and CIS dated June 12, 2017.  Our 
comments are as follows: 

 
1. Construction plans for the Old Woodward Ave. reconstruction project are now 

finalized, and it is anticipated that construction will occur in the late winter to 
early summer of 2018.  Working together with the applicant will become critical 
as this project moves to construction:       
 



1. We currently plan to replace one sewer lateral, and maintain another, on 
the Old Woodward Ave. frontage of the site, to ensure that the current 
parking lot continues to drain properly.  We encourage the design team 
to work with this office to finalize their sewer lateral needs for the 
building, so they can be built as a part of the City’s sewer upgrades on 
this corridor, and left at the property line for their use after the City’s 
project is complete.  

2. Substantial streetscape investment is planned along the Old Woodward 
Ave. frontage of this site, which would potentially be damaged during the 
construction of this building.  The design team is encouraged to finalize a 
construction schedule, and start a dialog with the City relative to what 
improvements should occur along this frontage as a part of the City’s 
project. 

 
The sections of the CIS that raised concern in February are not included in this 
submittal, so it is not clear if they have been addressed.  With that in mind, the 
comments provided at that time are repeated below: 

 
1. Answers for Questions 17 & 20 make references that they have obtained 

information from the Engineering Dept. relative to soil stability and hazardous 
wastes contained on the site.  The Engineering Dept. does not keep this level 
of information on private properties, and it is unlikely that such information 
was obtained from this office.  The applicant is advised to not make any 
budget or design decisions based on whatever information they believe was 
obtained, but rather, to hire their own professionals for this expertise.   

2. The answer to Question 30 indicates that the City sidewalks will be unchanged 
after development.  The City will require a complete upgrade to current 
downtown City streetscape standards upon completion of the new building.   

3. The CIS has provided a space for the traffic impact study, but this information 
is not included.  The Engineering Dept. will reserve the right to review and 
comment on this information as it becomes available. 

 
Permits required for this project will include: 

 
• Sidewalk/Drive Approach Permit 
• R.O.W. Permit 

 
7.2      Department Public Services – No concerns were reported by the Department of 

Public Service. 
 

7.3      Fire Department – The Fire Department has no concerns with this project. 
 
7.4 Police Department – The Police Department has no concerns with servicing this 

project.  However, they requested an operating plan to demonstrate where staff 
and patrons will park, as well as how valet service and deliveries will be 
performed. The applicant has provided a Traffic Management Plan as 
requested.   

  



7.5      Building Department –As requested, the Building Department has examined the 
plans for the proposed project referenced above. The plans were provided to 
the Planning Department for site plan review purposes only and present 
conceptual elevations and floor plans. Although the plans lack sufficient 
detail to perform a code review, the following comments are offered for 
Planning Board and applicant consideration: 

 
1. The total parking spaces has been increased and a total of three accessible 

parking spaces are now required. An additional barrier free parking space will 
be required.  

 
8.0 Design Review 
 

The applicant is proposing to utilize the following materials for the construction of the five-
story, mixed use building: 

 
• Dark grey granite for the base of the building (Wisp granite from Quarrastone); 
• Limestone cladding for the façade of the first – fourth floor facades (Grey, 

“Madison Café” from Quarrastone); 
• Various varieties of vegetation for the green roof on the mezzanine, second level, 

and fifth level terraces; 
• Aluminum window systems along all elevations (Low E glass with slight grey 

tint); 
• Dark bronze coated metal to surround the windows and coping along top of the 

fourth and the fifth floor (Lintec, “Ascher Bronze”);  ; 
• A dark bronze coated metal canopy at the main entrance on S. Old Woodward; 
• Corrugated metal panels to screen the rooftop mechanical units (Lintec, “Ascher 

Bronze”); and 
• Aluminum and glass skylights on the S. Old Woodward elevation. 

 
Material samples have been provided for review by the Planning Board.  However, the 
applicant has not indicated what material will be used for the garage doors. 

  
Article 3, section 3.04(E), Downtown Overlay District, of the Zoning Ordinance contains 
architectural and design standards that apply to this building, including specific 
requirements for the design and relief of front façades, glazing requirements, window 
and door standards and proportions, roof design, building materials, awnings and other 
pedestrian scaled architectural features.   

  
The proposed building appears to meet most of the architectural standards set out in 
Article 3, Downtown Birmingham Overlay District, of the Zoning Ordinance as the first 
floor storefronts are directly accessible from the sidewalk, the storefront windows are 
vertically proportioned, no blank walls face a public street, and the main entry has a 
canopy to add architectural interest on a pedestrian scale.   
 
The applicant has submitted calculations showing 90% of the exterior façade consists of 
high quality building materials (91.7% on the east façade and 90.6% on the south 



façade). Calculations have also been submitted for the glazing requirements outlined in 
Article 3, Section 3.04 of the Zoning Ordinance. 
 

8.0 Approval Criteria 
 

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

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

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

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

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

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

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

 
(4) The site plan, and its relation to streets, driveways and sidewalks, shall be such as 

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

(5) The proposed development will be compatible with other uses and buildings in the 
neighborhood and will not be contrary to the spirit and purpose of this chapter. 

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

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

 
9.0 Recommendation 
 

Based on a review of the site plan submitted, the Planning Division recommends that 
the Planning Board  APPROVE the Final Site Plan & Design Review for 298 S. Old 
Woodward, with the following conditions: 
 

(1) Advisory Parking Committee approval of removal of 12 parking spaces or 
applicant must apply for revised Final Site Plan. 

(2) Submit a revised photometric  plan providing measurements for lights proposed 
on the property only for administrative approval; 

(3) Planning Board approves the use of non-cut off bollard and in-ground lighting; 
(4) Comply with the requirements of all City departments;  
(5) Provide garage door material samples for administrative approval;  and 

10.0 Sample Motion Language 
 

Motion to APPROVE the Final Site Plan & Design Review for 298 S. Old Woodward, with 
the following conditions: 



 
(1) Advisory Parking Committee approval of removal of 12 parking spaces or 

applicant must apply for revised Final Site Plan. 
(2) Submit a revised photometric  plan providing measurements for lights proposed 

on the property only for administrative approval; 
(3) Planning Board approves the use of non-cut off bollard and in-ground lighting; 
(4) Comply with the requirements of all City departments;  
(5) Provide garage door material samples for administrative approval;  and 

OR 
 

Motion to POSTPONE the Final Site Plan & Design Review for 298 S. Old Woodward 
pending resolution of the following: 
 

(1) Advisory Parking Committee approval of removal of 12 parking spaces or 
applicant must apply for revised Final Site Plan. 

(2) Submit a revised photometric  plan providing measurements for lights proposed 
on the property only for administrative approval; 

(3) Planning Board approves the use of non-cut off bollard and in-ground lighting; 
(4) Comply with the requirements of all City departments;  
(5) Provide garage door material samples for administrative approval;  and 

OR 
 

Motion to DENY the Final Site Plan & Design Review for 298 S. Old Woodward for the 
following reasons: 
 
1.______________________________________________________________________ 
2.______________________________________________________________________ 
3.______________________________________________________________________   

  



Planning Board Meeting Minutes 
April 26th, 2017 

 
COMMUNITY IMPACT STUDY ("CIS") AND PRELIMINARY SITE PLAN REVIEW 
 
 1. 298 S. Old Woodward Ave.  
   New boutique hotel (currently vacant Drs. House Call Building) 
 
 
Request for  CIS and Preliminary Site Plan Review to allow the construction of a 
new five-story boutique hotel with first-floor retail and fifth floor residential uses 
 
Ms. Lazar indicated she is recusing herself based on a familial relationship with the applicant.  
Chairman Clein said he is recusing himself on this matter as well because his firm, Giffels 
Webster, is involved in the development. 
 
Motion by Mr. Share 
Seconded by Ms. Lazar to nominate Ms. Whipple-Boyce as Chairperson to take over 
on this matter. 
 
Motion carried, 7-0, 
 
VOICE VOTE 
Yeas:  Share, Lazar, Clein, Jeffares, Koseck, Prasad, Whipple-Boyce 
Nays:  None 
Absent:  Boyle, Williams 
 
CIS 
Ms. Ecker described the site. It currently contains two vacant office buildings and a surface 
parking lot, and has a total land area of .618 acres. It is located on the northwest corner of S. 
Old Woodward Ave. and Brown St. The site is zoned B-4, Business Residential, and D-4 in the 
Downtown Overlay District.   
 
The applicant is proposing to demolish the existing buildings and surface parking lot to 
construct a 25,182 sq. ft., five-story mixed use building. The building will provide ground floor 
retail, three floors of hotel guest rooms, and the fifth floor will contain 17 residential units. 
Parking for the residential units will be provided in the lower level of the building. As the 
building is located within the Parking Assessment District, no on-site parking is required for the 
commercial uses. 
 
The applicant was required to prepare a CIS in accordance with Article 7, section 7.27(E) of the 
Zoning Ordinance, as they are proposing a new building containing more 
than 20,000 sq. ft. of gross floor area.  
 
CIS 
Ms. Ecker highlighted the CIS and reported the following issues remain outstanding with regard 
to the CIS: 

(1) Submit a drainage plan for review and approval; 



(2) Provide the volume of excavated soils to be removed from the site and/ or delivered to 
the site, and a map of the proposed haul routes; 
(3) Confirm that all new utility lines will run underground; 
(4) Provide information on the details of on-site recycling separation and collection; 
(5) Provide details of the proposed water connections for approval by the Engineering Dept.; 
(6) Provide details of the proposed security system for the building for approval by the Police 
Dept.; 
(7) Revise the traffic and parking study to address the comments provided by F &V 
regarding the trip generation and parking generation assumptions; and 
(8) Respond to the concerns and requests of all City departments and provide all necessary 
information. 

 
Ms. Ecker confirmed the applicant meets the parking requirements of the City Code. 
 
Mr. Mike Darga with Giffels Webster said they intend to work with the City on the new 
streetscape for S. Old Woodward Ave.   
 
Mr. Labadie discussed the traffic and parking study that was completed for the proposed hotel 
development.  Below are several of his comments: 

• The proposed trip generation analysis should be compared with the typical trip 
generation analysis that is consistent with accepted engineering practice. 

• The trip generation forecast assumes the meeting rooms and banquet rooms would not 
be used concurrently; however, there is no basis for this assumption. 
The applicant needs to figure out a traffic management plan for events. 

• The projected queue lengths on southbound Old Woodward Ave/ are expected to block 
the proposed valet area during peak periods. 

 
Ms. Ecker noted a letter has been received from Robert Carson, Carson Fischer, PLC that 
emphasizes particular concerns with regards to traffic. Also there is a letter from Midwestern 
Consulting that critiques the traffic study and indicates the scope should be expanded. 
 
Motion by Mr. Share  
Seconded by Mr. Jeffares to accept the letters into the record with the request that 
Mr. Carson indicate who his client is. 
 
Motion carried, 7-0, 
 
VOICE VOTE 
Yeas:  Share, Jeffares, Clein, Koseck, Lazar, Prasad, Whipple-Boyce 
Nays:  None 
Absent:  Boyle, Williams 
 
Mr. Robert Carson indicated that he represents Sillman Enterprises at 380 N. Old Woodward 
Ave.   
 
Mr. Rick Rattner, Attorney, said this is one of the most exciting projects he has seen.  He listed 
ten people from all disciplines who were present  to answer questions. 
 



Mr. Koseck thought most issues with the CIS are simple to resolve.  The last matter can be left 
to the traffic engineers to determine. 
 
In response to a question from Mr. Share about the proposed  plan for the 17 residential units 
with kitchenettes on the fifth floor, Mr. Charlie Stetson, from Booth Hanson Architects said they 
would be residential  and not hotel units that are leased to executives for extended periods.   
 
Motion by Mr. Koseck 
Seconded by Mr. Jeffares to postpone to May 24, 2017 the CIS as provided by the 
applicant for the proposed development at 298 S. Old Woodward Ave., pending 
resolution of the outstanding issues 1 - 8. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas:  Share, Jeffares, Clein, Koseck, Lazar, Prasad, Whipple-Boyce 
Nays:  None 
Absent:  Boyle, Williams 
 
Preliminary Site Plan 
Ms. Ecker stated the parking spaces do not meet the minimum size requirement of 180 sq. ft., 
as some are shown at 139 and 144 sq. ft. The applicant w ill need to meet the minimum 
size requirement for the proposed parking spaces or obtain a variance from the 
Board of Zoning Appeals ("BZA"). 
 
The applicant w ill need to add one street tree along S. Old Woodward Ave. or obtain 
a variance from the BZA. 
 
In accordance with Article 3, section 3.04 (B) (7), Downtown Birmingham Overlay District, 
doors for access to interior loading docks and service areas shall not face a public street. Thus, 
the applicant w ill be required to relocate the loading space garage door away from 
the public street or obtain a variance from the BZA.  
 
In addition, the loading space that is proposed does not meet the required dimensions. The 
proposed space is 41 ft. x 8 ft. x 14 ft. and the required dimensions are 40 ft. x 12 ft. x 14 ft. 
The applicant must increase the size of the proposed loading space to meet 
minimum requirements or obtain a variance from the BZA.  
 
Design Review 
The applicant is proposing to utilize the following materials for the construction of the five-story 
mixed-use building: 

• Granite for the base of the building; 
• Stone cladding for the façade of the first – fourth floor facades; 
• Coated metal cladding for the façade on the fifth story; 
• Various varieties of vegetation for the green roof on the mezzanine, second level, and 
fifth level terraces; 
• Aluminum window systems along all elevations; 
• Coated metal to surround the windows; 



• Coated metal coping along the top of the fourth and the fifth floor; 
• A coated metal canopy at the main entrance on S. Old Woodward Ave.; 
• Metal panels to screen the rooftop mechanical units; and 
• Aluminum and glass skylights on the S. Old Woodward Ave. elevation. 

 
It is unclear at this time as to whether at least 90% of the exterior finish of the 
building is cast stone, granite and glass (due to metal cladding on fifth floor) and whether the 
storefront windows have mullion systems with doorways and signage integrally designed and 
meet the glazing requirements required by Article 3 of the Zoning Ordinance. The Planning 
Division will reserve detailed analysis and comments regarding architectural standards and 
design related issues for the Final Site Plan and Design Review. 
 
In response to an inquiry from Mr. Koseck, Mr. Labadie said the ideal drop-off spot for the hotel 
entry should be shifted to the north away from the intersection. 
 
Mr. Charlie Stetson stated their team plans to go back and consider everything that has been 
talked about today.  Mr. Koseck said he would like to see the curb cut on N. Old Woodward 
Ave. shifted somewhere else, and it would make room for another retail component.  Mr. 
Stetson thought that is something they could look at.   
 
The Chairperson asked for public comment at 9:50 p.m. 
 
Mr. Robert Carson noted that the lack of parking availability will impact the Traffic Study.  If 
there are no vacant spots, people will re-circulate around again.  Further, Brown will shut down 
for a semi backing in.  Also, there is the question of where deliveries for ancillary uses will park.   
 
Mr. Jeffares noted it would be a perfect storm when both hotels have big events and need to 
use the decks.   
 
Mr. Steven Ferich who operates the valet service at the Townsend Hotel stated they don't have 
enough parking as it is when there is an event.  Ms. Ecker  advised that an RFQ is out for 
qualified development firms to submit to expand the N. Old Woodward Parking Deck with 
regard to increasing parking downtown.  Mr. Ferich observed that when the parking structures 
get backed up it could take anywhere from 10 to 20 minutes to get out.  He tries to avoid them 
and uses a rented lot off of Brown. 
 
Motion by Mr. Koseck 
Seconded by Mr. Jeffares to postpone the Preliminary Site Plan approval for 298 S. 
Old Woodward Ave. to May 25, 2017 pending resolution of the following: 

(1) The applicant will need to relocate the garage door for trash collection and 
loading away from the public street or obtain a variance from the BZA;  
(2) Provide details regarding the type and placement of all mechanical 
equipment and associated screening at Final Site Plan Review;  
(3) Add one street tree along S. Old Woodward Ave. or obtain a variance from 
the BZA;  
(4) Provide a detailed streetscape plan that incorporates all of the proposed 
design changes for the reconstruction of Old Woodward Ave., including required 
lighting, benches, pavement materials etc.;  



(5) Applicant meet the minimum size requirement for the proposed parking 
spaces or obtain a variance from the BZA; 
(6) Increase the size of the proposed loading space to meet minimum 
requirements or obtain a variance from the BZA;  
(7) Submit a photometric plan and specification sheets on all proposed lighting 
at Final Site Plan Review;  
(8) Comply with the requirements of all City departments;  
(9) Provide material samples and specification sheets at Final Site Plan Review;  
(10) Applicant address issues concerning car movement, vehicle loading/ 
unloading, and storage with a traffic management plan. 

 
Motion carried, 5-0. 
 
VOICE VOTE 
Yeas:  Koseck, Jeffares, Prasad, Share, Whipple-Boyce 
Nays:  None 
Recused:  Clein, Lazar 
Absent:  Boyle, Williams 
 
Board members took a short recess at 10:05 p.m. and following that Chairman Clein took back 
the gavel. 
 

 

 

 

 

 

 

 

 

 

 

  

 

Planning Board Meeting Minutes 
May 24th, 2017 



 
2. 298 S. Old Woodward Ave., New boutique hotel (currently vacant Drs. House  
    Call Building 
Request for Community Impact Study ("CIS") and Preliminary Site Plan Review to 
allow the construction of a new five-story boutique hotel with first- floor retail 
and fifth-floor residential uses (postponed from April 26, 2017). 
 
Mr. Share joined the board, as Ms. Lazar was recused. 
 
CIS 
Ms. Ecker advised the subject site is currently the site of two vacant office buildings, and a 
surface parking lot, and has a total land area of .618 acres. It is located on the northwest 
corner of S. Old Woodward Ave. and Brown St. in the Downtown Overlay District. 
 
The applicant is proposing to demolish the existing buildings and surface parking lot to 
construct a 25,182 sq. ft., five- story mixed-use building. The building will provide ground floor 
retail, three floors of hotel guest rooms, and 17 residential units on the fifth floor. Parking for 
the residential units will be provided in the lower level of the building. As the building is located 
within the Parking Assessment District, no on-site parking is required for commercial uses. 
 
On April 26, 2017, the Planning Board reviewed the CIS, and postponed the hearing on the CIS 
to May 24, 2017 after requesting additional information from the applicant. 
 
The applicant has now revised their site plan and elevations to address the requested issues.  
Outstanding requirements at this time include revision of the traffic and parking study to 
address the comments provided by F&V regarding the trip and parking generation assumptions; 
and response to the concerns of all City Departments. Mrs. Ecker noted the applicant meets the 
parking requirements.  Since last time, based on the discussion they have added an additional 
level of underground parking.  Now two levels of underground parking are proposed with a total 
of 56 parking spaces.  The City's plans for S. Old Woodward Ave. show 12 angled parking 
spaces in front of the building where presently six parallel spaces exist. The proposal is not 
consistent with that because the applicant is proposing not to provide those and to use the 
space as a valet area.   
 
Mr. Share asked what ability this board has to give away parking spaces that don't exist but are 
planned for.  
 
Mr. Rick Rattner, Attorney, 380 N. Old Woodward Ave., noted their entire design team has been 
assembled for this meeting:  Mr. Michael Kitchen, VP of Development and Acquisitions for 
Aperian Hotels; Mr. Charlie Stetson and Mr. Scott Seifers, Architects from Booth Hansen. 
 
Mr. Kitchen said Aperian has ten upscale luxury hotels around the country.  They aim to deliver 
the very top level of service.  They are almost all in very dense urban environments with no on-
site parking.  Because parking is such a sensitive subject for Birmingham, the owner went 
ahead and added 56 spaces to the site.  They do not rely purely on a third party valet operator.  
Everybody in the front of the house is called an ambassador and they are also trained to park 
cars if they are starting to stack. He explained the assumption made by the City’s traffic 
consultant that the hotel needs 330 spaces is not valid.  



 
Mr. Share was concerned about the traffic flow and the stacking and queuing and all of that on 
S. Old Woodward Ave. He was further concerned that the present operators may not be there a 
year or five or seven years from now.  So there may not be all of those employees parking cars 
to ensure the traffic flow works on S. Old Woodward Ave. Mr. Kitchen responded they have a 
long-term contract to run this property for 20+ years.  He explained their redesign allows short-
term cars to be pulled down into the garage and then right back up and out. There are parking 
garages within two blocks. 
 
In response to the Chairman, Mr. Kitchen replied their banquet facility holds 300 guests.  They 
find the average is over two people / car.  That leaves 150 people, but some are staying at the 
hotel for the event.  Others are coming from the airport or with Uber, versus those that are 
local.  They can staff appropriately when events are happening.  There will be approximately 
100 to 120 full time employees.  The hotel does not provide parking for its employees.  At any 
given time there will be about 40 employees on-site.  
 
Motion by Mr. Williams 
Seconded by Ms. Prasad to receive and file 17 letters of support for the hotel  
from business people in Downtown Birmingham. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas:  Williams, Prasad, Lazar, Share, Boyle, Jeffares, Koseck, Whipple-Boyce 
Nays:  None 
Absent:  Clein 
 
Mr. Labadie said if their use is not the same as described by the Institute of Transportation 
Engineers or the Urban Land Institute or anybody like that then compare their rates with 
accepted practice.  He knows there is a lack of parking during peak times when they assume it 
will take 4.7 minutes for a valet to get to a parking space. But if there isn't one, where will they 
go? He had asked for the comparison several times but it wasn't given. 
 
Mr. Williams confirmed the board is talking about issues related to valet and to congestion at 
the intersection at peak hours, and the ability of the operator to move cars in and out in the 
valet process; they are not talking about parking places.  
 
Mr. Labadie thought that even 15 seems like a lot of valets to run back and forth to places 
where they don't even know if there is parking.  His concern was if everyone shows up during 
peak hours there will be a couple of hundred cars sitting there trying to get parked.  Mr. 
Jeffares noted the hotel could purchase parking spaces from the City for a certain period of 
time for an event. 
 
Mr. Labadie demonstrated that during regular use of the hotel they will end up on a regular 
basis blocking their own driveway.  Mr. Williams observed that one way to relieve congestion at 
peak times would be to get rid of the left turn lane by saying no left turns onto Brown from S. 
Old Woodward Ave. 
 



Chairman Boyle invited comments from the public at 9:10 p.m. 
 
Mr. Clint Mansour, Mansour Co., said he owns 330 Hamilton, the Jeff Glover Building; and the 
Peabody Mansion where Adachi will open.  In his opinion what better way to activate this 
intersection than a five star luxury boutique hotel.  He gave his full support to the ownership 
group. 
 
Mr. David Foster, 512 Wallace, announced he is vehemently opposed to this project.  He asked 
the board to contemplate  

• how many cars are too many;  
• how many employees need parking space--too many for the existing parking structures; 

and 
• how much congestion do you want in this city? 

The project will upset the balance in this community. 
 
Mr. Steve Ferich, 282 Derby, runs the valet in Downtown Birmingham.  In his opinion there is 
not enough parking.  During a luncheon last week he had 180 cars coming at him all at once.  
Even though he had 20 parkers there was still a backup. The biggest issue he has is where to 
put the cars.  He has 100 spaces in the Townsend Garage and he uses it for queuing but it's not 
enough.  Overnights in the hotel will eat up the 53 spots in the proposed hotel, so where will 
they put people that come in. 
 
Mr. Kitchen said they are here to do the right thing for the community and to help all of the 
businesses in town. 
 
Mr. David Berman with the Ownership Group said their underground parking will be purely for 
residents, hotel guests and to accommodate whatever flow comes through.  They have built a 
plan where they think they can manage the traffic efficiently.  There will be occasions where 
traffic spills out of the valet stand onto N. Old Woodward Ave.  That happens currently at 
several of the restaurants on Old Woodward Ave. But they think their project will be amazing 
and make a huge difference in the City. 
 
Mr. Share indicated he would not be in favor of accepting the CIS conditionally.  Mr. Koseck 
agreed because he thought there seems to be a gap in communications or assumptions.  It 
would give him a level of comfort to have further discussion.   
 
On the other hand, Ms. Whipple-Boyce said she was prepared to accept the CIS tonight with 
conditions.  It doesn't seem like the parties are coming together.  There are times when there 
will be overflow and that can be accepted because it happens all over the City.  Parking is the 
problem, and parking is not what the board is here to talk about tonight.  This development is 
in the Parking Assessment District. The applicant has more than satisfied their parking 
requirements.  Mr. Jeffares agreed.  To him the queuing is the big issue but preparations for an 
event can be made ahead of time.  Ms. Prasad also agreed.  She did not understand why the 
particular data is not being provided to the City's consultant by the developer.  As a courtesy to 
the City there is no reason for them to not do that.  If the parking numbers grow it not their 
problem, it is the City's problem.  The project seems compelling enough such that she is 
comfortable going forward with it. 
 



Chairman Boyle asked if the developers are sent back to do their due diligence on this topic, 
what will the board hear differently in six weeks?  
 
Mr. Williams indicated he is opposed.  Mr. Labadie asked for information and it wasn't provided.  
So he thinks it is not appropriate to go forward at this time. There is a failure to communicate 
between the developer and the City's Traffic Consultant.  
 
Ms. Afrakhteh did not think the applicant should be put on pause just because of a parking 
issue.   
 
Chairman Boyle stated the challenge this board faces is the nature of the developer's  way of 
dealing with their visitors. To what extent does their model have the potential of 
slowing/blocking traffic in this junction.  We don't know if traffic flow will be impacted by the 
number of people who come to be valet parked. 
 
Chairman Boyle asked the applicant if they feel they have provided the information that was 
requested by the City's Traffic Consultant.  Mr. Rattner answered in the affirmative.  There has 
been much information going back and forth between the traffic consultants.  Their consultant 
gave information, believing that was what Mr. Labadie wanted.  Since it was not satisfactory, 
they will get to the bottom of what is needed.   
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Jeffares to  approve the CIS as provided by the applicant for the 
proposed development at 298 S. Old Woodward Ave., allowing the applicant the 
opportunity to address the following conditions of approval prior to Final Site Plan 
Review: 
(1) Revise the traffic and parking study to address the comments provided by Fleis 
& Vandenbrink regarding the trip generation and parking generation assumptions 
and traffic operations; and 
(2) Respond to the concerns and requests of all City departments and provide all 
necessary information. 
 
Motion carried, 5-2. 
 
ROLLCALL VOTE 
Yeas:  Whipple-Boyce, Jeffares, Boyle, Koseck, Prasad 
Nays:  Williams, Share 
Absent:  Clein 
 
Site Plan Review 
Based on the linear frontage, five trees are required along S. Old Woodward Ave. (218 ft. 
frontage), and thus the applicant is required to add one more street tree along S. Old 
Woodward  Ave. or obtain a variance from the Board of Zoning Appeals.  
 
It was discussed there are presently six parallel parking spaces that are proposed to be 
removed to accommodate valet.  This board does not have jurisdiction on that issue. 
 



Mr. Share expressed his concern about the level of congestion in the intersection.  Mr. Williams 
suggested adding a condition that the site plan approval is conditional on the Police Dept.'s 
approval of the valet parking to eliminate congestion as much as possible in the intersection. 
 
There was no public discussion at 9:53 p.m. 
 
Motion by Ms Whipple Boyce  
Seconded by Ms. Prasad to approve the Preliminary Site Plan for 298 S. Old 
Woodward Ave. with the following conditions: 
(1) Provide details regarding the type and placement of all mechanical 
equipment and associated screening at Final Site Plan review; 
(2) Add one street tree along S. Old Woodward Ave. or obtain a variance from the 
Board of Zoning Appeals or a waiver from the City Arborist; 
(3) Submit a photometric plan and specification sheets on all proposed lighting at 
Final Site Plan Review; 
(4) Comply with the requirements of all City departments;  
(5) Provide material samples and specification sheets at Final Site Plan Review; 
(6) Removal of public parking on S. Old Woodward Ave. is subject to approval by the 
Advisory Parking Committee and the City Commission;  and 
(7) Subject to Police Dept. approval of the valet. 
 
There was no one in the audience who wished to comment on the motion.  
 
Motion carried, 7-0. 
 
ROLLCALL VOTE 
Yeas:  Whipple-Boyce, Prasad, Boyle, Jeffares, Koseck, Share, Williams 
Nays:  None 
Absent:  Clein 
 
The Chairman asked people in the room to find a way to overcome any deep challenges.  
Everyone on the board wants to make this work but they don't want to create problems in 
doing so. 
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Zoning Compliance Summary Sheet 
 Final Site Plan &Design Review 

298 S. Old Woodward – Boutique Hotel 
 
 
Existing Site: DRS Housecalls, Medical Office 

Zoning: B-4, Business-Residential, D-4 (Overlay) 

Land Use: Vacant office buildings and a surface parking lot 
 
Existing Land Use and Zoning of Adjacent Properties: 
 

  
North 

 
South 

 
East  

 
West 

 
Existing 
Land Use 

Retail/ 
Commercial 

Retail/ 
Commercial 

Office/ 
Commercial 

Surface 
Parking Lot 

 
Existing 
Zoning 
District 

 

B-4 Business- 
Residential 

 
B-2 General 

Business 
 

B-4 Business- 
Residential 

B-4 Business- 
Residential 

Overlay 
Zoning 
District 

D-4 D-3 D-4 D-4 

 
Land Area:   Existing: 0.618 acres 

Proposed: 0.618 acres 

Minimum Lot Area: Required: N/A 

Proposed: N/A 

Min. Floor Area /Unit: Required: 600 ft2 / 1 bedroom, 800 ft2 / 2 bedrooms, 1000 ft2 / 3 
bedroom residential unit 

Proposed: 600- 818 ft2 for all 17 residential units (all 1-Bedroom units 
on 5th floor) 

Max. Total Floor Area: Required: N/A 

Proposed: N/A 

Zoning Compliance Summary |Final Site Plan & Design Review - 298 S. Old Woodward |July 11th, 2017  
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Min. Open Space: Required: N/A 

Proposed: N/A 

Max. Lot Coverage: Required: N/A 

Proposed: N/A 

Front Setback: Required: 0 ft., building facades at the first story must be  
located at the frontage line (on or within 3 ft. of the frontage 
line) 

Proposed: 0 ft. 

Side Setbacks: Required: 0 ft. 

Proposed: 0, 10 ft. (north elevation for via) 

Rear Setback: Required: 10 ft. from midpoint of alley or equal to that of adjacent 
building (0 ft.) 

Proposed: 0 ft. 

Max. Bldg. Height: Permitted: D-4 – 80’ overall (including mechanical), 58 ft. maximum 
eave height, 5 stories 

Proposed: 78 ft. overall height at tallest point including mechanical 
equipment and screening, 57 ft. 4 in. to the eave line, 5 
stories 

Min. Eave Height: Required: 20 ft. 

Proposed: 57 ft. 4 in. 

1st Floor-Ceiling Height: Required: 10 ft. 

Proposed: 11 ft. 

Front Entry: Required: Principal pedestrian entrances must be on frontage line 

Proposed: The principle pedestrian entrances are located on the 
frontage line and recessed 3 ft.to accommodate door swing 

Absence of Bldg. Façade: Required: Screen wall along all frontage lines where there is no 
building façade to provide a continuous street wall 

Proposed: Building provides continuous building façade on S. Old 
Woodward and Brown 

Opening Width: Required: Maximum 25 ft. opening 

Zoning Compliance Summary | Final Site Plan & Design Review - 298 S. Old Woodward | July 11th, 2017  
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Proposed: Two 9 ft. wide garage doors, one on Brown and one on S. 
Old Woodward 

Parking: Required: 22 (1.25 spaces x 17 two room units); none required for 
commercial uses as property is located in the Parking 
Assessment District 

Proposed: 56 parking spaces in lower level of the building 

Min. Parking Space Size: Required: 180 ft2 

Proposed: 180 ft2 

Parking in Frontage: Required: No parking in front open space or within 20’ of building 
frontage on first floor 

Proposed: All parking is proposed to be contained on the lower level 
within the building 

Loading Area: Required: 1 loading space (commercial space <20,000 ft2 ), must be 
within the rear yard and doors to interior  loading areas 
cannot face a public street.  Space must be 40’ by 12’ by 
14’ in height. 

Proposed: 1 open air loading space 40’ by 12’ by 14’ in height. 

Screening:   
  

Parking: Required: Minimum 32 in. high masonry wall with stone cap 

Proposed: All parking is proposed to be contained on the lower level, 
fully screened within the building 

Loading: Required: Minimum 6 ft. screening where open to public view 

Proposed: Loading on west side of building with ornamental metal 
screening gate facing Brown 

Rooftop Mechanical: Required: Full screening to compliment the building 

Proposed: 10 ft. painted metal panels. No specification sheets for 
mechanical equipment submitted for screening verification. 

Elect. Transformer: Required: Fully screened from public view 

Proposed: N/A 

Dumpster: Required: 6 ft. high capped masonry wall with wooden gates 

Proposed: All trash and recyclable storage is proposed within the 
building 
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BOOTH HANSEN 

Architecture   Interiors   Planning       333 South Des Plaines Street      Chicago, Illinois 60661      312.869.5000      312.869.5099 F       boothhansen.com 

 
 
 
June 12, 2017 
 
298 S Old Woodward Ave 
Birmingham Boutique Hotel 
 
List of Changes from Preliminary Site Plan Approval Meeting on 5-24-17 
 

1. Show mechanical equipment details and all screening 
2. Provide exterior wall material samples 
3. Add (1) additional tree to the ROW for this property along Old Woodward Ave. 
4. Add pedestrian light fixtures per the Old Woodward street reconstruction project. 
5. Add exterior lighting and photometric studies. 
6. Reach agreement on traffic study between City Consultant and Project traffic consultant. 
7. Address removal of diagonal parking along Old Woodward with City Parking Commission. 
8. Address approval of valet plan with the Birmingham Police Department. 
9. Address all comments from City engineering department. 
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BOOTH HANSEN FINAL SITE PLAN
Birmingham Boutique Hotel

298 S Old Woodward Ave
Birmingham, MI 48009

07-26-2017

0 10 20 40 FEET

EAST ELEVATION

BOOTH HANSEN Birmingham Hotel

GLAZING REQUIREMENTS:                           GROUND LEVEL (70% MIN)               ABOVE 8’  (35% MAX)
East Elevation (Old Woodward):                     greater than 70% glazing                   less than 35% glazing 



BOOTH HANSEN FINAL SITE PLAN
Birmingham Boutique Hotel

298 S Old Woodward Ave
Birmingham, MI 48009

07-26-2017

BOOTH HANSEN Birmingham Hotel
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WEST ELEVATION

GLAZING REQUIREMENTS:                           GROUND LEVEL (70% MIN)               ABOVE 8’  (35% MAX)
West Elevation (Old Woodward):                    NA                                                         less than 35% glazing  



BOOTH HANSEN FINAL SITE PLAN
Birmingham Boutique Hotel

298 S Old Woodward Ave
Birmingham, MI 48009

07-26-2017

0 10 20 40 FEET

SOUTH ELEVATION

GLAZING REQUIREMENTS:                           GROUND LEVEL (70% MIN)               ABOVE 8’  (35% MAX)
South Elevation (Old Woodward):                   greater than 70% glazing                   less than 35% glazing 

BOOTH HANSEN Birmingham Hotel



BOOTH HANSEN FINAL SITE PLAN
Birmingham Boutique Hotel

298 S Old Woodward Ave
Birmingham, MI 48009

07-26-2017

BOOTH HANSEN Birmingham Hotel

0 10 20 40 FEET

NORTH ELEVATION

GLAZING REQUIREMENTS:                           GROUND LEVEL (70% MIN)               ABOVE 8’  (35% MAX)
North Elevation (Old Woodward):                   NA                                                        less than 35% glazing  



MAJOR EVENT TRAFFIC PLAN 
298 S. OLD WOODWARD HOTEL 

TRIGGER EVENT: 

Any event where the attendance in the banquet 
room plus the meeting rooms is expected to 
equal or exceed the (building code) capacity of 
the banquet room of 321 persons. 

Description of Event: 

Important Fact to Consider During a Major Event 
at the hotel: 

The hotel will have two levels of underground 
parking which will be used during a Major Event. 
This parking provides the hotel and community 
with a great advantage as immediate queuing of 
cars will be under the hotel and not on S. Old 
Woodward, S. Old Woodward will not be 
congested and traffic should not be adversely 
impacted.  

Description of Valet set-up and layout including 
points of ingress and egress. 

Staging of Vehicles: 

• 1st point of arrival is front of hotel. 
• 2nd a valet moves car underground by 

turning right onto Brown Street and 
entering the hotel underground parking 
garage at the Brown Street entrance and 
queues cars for valet movement from 
garage. 

• 3rd a valet moves cars to offsite parking 
structures from underground garage 
staging area by exiting garage with a right 
turn onto S. Old Woodward and 
disburses vehicles from that point. 

Notice will be given to stakeholders of any Major 
Event at the hotel. 

Notice to Stakeholders: 

• Meeting with Valet and all Hotel 
personnel. 

• Alert Birmingham Police Department 

Transmittal List: 

• City of Birmingham Police Department 
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June	20,	2017	
	
	
Ms.	Jana	L.	Ecker	
Planning	Director	
City	of	Birmingham	
151	Martin	Street	
Birmingham,	MI	48012	
Via	Electronic	Mail	
	
Re:	Traffic	Management	Plan	For	Birmingham	Boutique	Hotel	at	Brown	and	
Old	Woodward	(the	“Hotel”)	
	
Dear	Ms.	Ecker,	
	
As	previously	shared,	Aparium	Hotel	Group	(“Aparium”),	as	manager	of	the	Hotel,	
has	extensive	experience	operating	valet	and	parking	in	like	hotel	properties	in	
urban	and	suburban	environments	with	heavy	densities	and	significant	traffic	flow.			
	
Our	entire	Front	of	House	staff	is	expertly	trained	to	handle	back	flow	of	guest	
arrivals.			In	delivering	the	very	best,	luxury	service,	the	first	and	last	guest	
experience	is	imperative	to	our	overall	success	and	much	stress	is	put	on	providing	
seamless	arrival	and	departure	experiences.			Our	Standard	Operating	Procedures	or	
“SOPs”	are	attached	as	it	relates	to	the	Valet	component.			
	
In	addition,	it	is	very	important	to	us	that	we	are	in	regular	communication	with	the	
applicable	City	channels	when	we	expect	large	events	and	increased	traffic	patterns.		
As	such,	we	are	more	than	happy,	as	is	the	case	with	our	other	hotels,	to	put	into	
practice	the	following.	
	

1.) City	parking	deck	utilization	data	and	reports	will	be	reviewed	considering	
the	day,	time	and	month	to	determine	the	most	suitable	parking	structure(s)	
for	major	events	and	prioritize	their	use.		

a. The	Pierce	Street	deck	will	be	the	default	parking	structure	for	daily	
operations	of	the	Hotel.	

b. Should	the	Pierce	Street	structure	be	fully	occupied,	the	Peabody	and	
Chester	parking	structures	may	be	used,	particularly	if	there	is	an	
event	that	will	require	these	alternative	structures.		
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c. To	accommodate	the	longer	turnaround	times	at	the	Chester	and/or	
Peabody	structures,	we	will	consider	the	use	of	shuttles	to	shorten	the	
car	retrieval	times.	

2.) The	City	Police	Department	will	be	given	advanced	notice	for	major	events	
that	would	cause	for	significantly	greater	traffic	patterns.	

3.) Guests	to	the	Hotel,	for	any	purpose,	will	be	instructed	to	the	greatest	extent	
possible	to	arrive	from	the	north	on	Old	Woodward	for	valet	drop	off.	

4.) If	Old	Woodward	traffic	is	expected	to	be	impeded	for	a	meaningful	period	of	
time,	operations	will	commit	to	hiring	suitable	traffic	control	persons	(i.e.	off-
duty	police)	to	assist	and	enforce	proper	traffic	flow.	

5.) Rather	than	queuing	cars	extensively	on	Old	Woodward,	the	garage	would	be	
used	for	short	term	arrivals/departures	to	keep	Old	Woodward	free	of	
congestion.	

6.) All	of	the	Front	of	House	(“Ambassador”)	staff	will	be	cross-trained	to	park	
and	retrieve	vehicles	and	will	act	quickly	to	fill	any	voids	in	valet	staff	should	
in	unexpected	influx	of	traffic	arrive	to	the	Hotel.	

We	are,	of	course,	open	to	further	recommendations	and	suggestions	from	the	City.		
We	remain	very	confident	in	our	ability	to	operate	the	arrival/departure	
experiences	at	a	world-class	hospitality	level,	without	causing	burden	to	the	City	as	
a	result	of	the	Hotel.	
	
Sincerely,	
	

	
	
	
Mario	Tricoci	
CEO	
Aparium	Hotel	Group	
	
	
		
Attachment:	
	
Aparium	Hotel	Group	Employee	Resource	Guide	(Arrival	/	Departure	
Related	Contents)	
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 Giffels Webster    6303 26 Mile Rd, Suite 100, Washington, MI  48094    586.781.8950 

  

 
Comparison of GW and F&V Trip Generation Forecasts1,2 

 

Land Use 
ITE 
Use 

Size 
Weekday 

Trips
 

AM Peak-Hour Trips
 

PM Peak-Hour Trips
 

In Out Total In Out Total 

Giffels Webster (GW) Forecast Appearing in Its Report of 5-11-17 

Trips on Average Weekday without Special Events 

Apartments 220 17 d.u. 113 2 7 9 7 4 11 

Hotel
3
 310 126 rooms 755 40 27 67 39 37 76 

Subtotals (min) 868 42 34 76 46 41 87 

Additional Trips on a Day Experiencing Maximum Use of Banquet and Meeting Rooms
 

Banquet Room
 

- 321 seats Unk. 107 0 107 0 80 80 

Meeting Rooms
 

- 174 seats Unk. 58 0 58 0 44 44 

Subtotals Unk. 165 0 165 0 124 124 

Weekdays Featuring Special Events 

Totals (max) Unk. 207 34 241 46 165 211 

Fleis & VandenBrink (F&V) Forecast Appearing in Its Letters of 5-09-17 and 5-19-17 

Apartments 220 17 d.u. 113 2 7 9 7 4 11 

Hotel 310 126 rooms 1,029 40 27 67 39 37 76 

Subtotals 1,142 42 34 76 46 41 87 

Banquet Facility 710 321 seats 1,186 160 0 160 0 148 148 

Mtg. Facilities 710 174 seats 709 95 0 95 0 103 103 

Subtotals 1,894 255 0 255 0 251 251 

Totals 3,036 297 34 331 46 293 339 

Differences between Total Forecasts, 
GW(max) – F&V 

Unk. - 90 0 - 90 0 - 128 - 128 

 
1 GW would like to note for the record that it had not received the May 9 forecast prior to completing the analysis discussed its May 11 report. 
 

2   A trip is defined as a one-directional vehicular movement to or from the site.   
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BIRMINGHAM BOUTIQUE HOTEL 

GW RESPONSES TO F&V COMMENTS OF 5-19-17 

 

1. The latest trip generation forecasts of Giffels Webster and Fleis and VandenBrink are compared 

in the attached table, per F&V’s request of 6-12-17. 

 

2. In any future analyses, we would propose to limit the Synchro street network to Old Woodward’s 

intersections with Brown and Merrill.  As in earlier analyses, only the Brown intersection would 

be considered part of the study area; the Merrill intersection would be included only to reflect 

any influence it might have on SB traffic approaching Brown. 

 

3. As can be seen on our attached aerial photo, the NB Old Woodward approach to Brown is wide 

enough to facilitate its restriping to match the directional distribution of both current and 

future traffic volumes.  Presently, the left-turn lane is too short and the right-turn lane is 

unnecessarily long.  Pending the City’s 2022 provision of a continuous left-turn lane on this 

section of Old Woodward, this approach could be restriped to lengthen the existing 80-ft-long 

left-turn lane to as long as 200 ft, thereby substantially decreasing the potential frequency of 

left-turn vehicles spilling back into the through lane.  In conjunction with this restriping, it 

would be advisable to relocate the Old Woodward crosswalk at Daines to the south side of the 

intersection (i.e., out of the left-turn lane entry gap and nearer the existing SB bus shelter). 

 

4. Despite the modeling need to identify a discrete exit point from the valet service bay, assumed 

here to be the longitudinal midpoint, the actual exiting points will vary with stopping position 

and the manner in which vehicles are processed. 

 

5. The requisite clear-vision triangles are best illustrated on the proposed site plan.  These 

triangles are shown (but not detailed) for the garage exit on Old Woodward in Figure 19 of our 

revised TIS report.  To minimize the loss of parking along Old Woodward north of the garage 

exit, consideration should be given to converting the first few angled parking spaces to parallel 

parking, effectively removing them the clear-vision triangle.  No clear-vision triangles will be 

needed at the site access drive on Brown, as that drive will serve only entering traffic. 

 

6. The existing infrastructure adjacent to the site includes varying widths of sidewalk but no 

pedestrian benches or bike racks (see Figure 3 in our TIS reports).  The nearest bus stops in 

each direction are (and will remain) one block away.  The site plan details proposed sidewalk 

and associated landscaping improvements, pedestrian benches and bike racks, and other 

amenities (as determined by others).  As previously proposed, consideration should also be 

given to installing directional signing to the nearest bus stops north and south of the site.     

 

7. Comment acknowledged.  No further response on our part is required. 

 

8. Comment acknowledged.  Please note, however, that the reference to “existing public off-

street parking facilities” only applies to the two City parking decks addressed in our study 
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(Pierce and Peabody).  Other public (as well as authorized private) parking spaces, elsewhere in 

Birmingham, may also be used by the hotel’s valet operator. 

 

9. It is expected that the valet operator will identify and make appropriate use of alternative 

parking locations within a reasonable distance of the hotel (per response 8).  It is not certain 

that there will be any displacement of current users of existing City parking facilities. 

 

10. The quotation from our TIS report is an alternative way of stating what we have said in 

response 8 (above).  The applicant cannot identify and commit to specific off-parking parking 

locations at this early stage.  This is an operational decision to be made closer to the time of 

hotel completion and occupancy.  The hotel operator has a vested interest in ensuring a 

successful valet operation. 

 

11. Relative to our modeling of the valet operation: 

 

 The 4.7-minute average valet service time was estimated by GW, not ABM. 

 

 The service time sampling was done by two people significantly older and slower than 

typical valets.  Also contributing to the estimation of conservatively high service times was 

GW’s method of making all runs to the top level of the Pierce deck.  Together, these two 

aspects of the method were considered adequate to offset the transaction times between 

valets and customers, which were not explicitly estimated or modeled. 

 

 Hotel guest traffic as a percent of total traffic would be only about 28% in the AM peak 

hour and 36% in the PM peak hour.  It is GW’s opinion that any time spent loading or 

unloading (the typically minimal) amount of luggage, for this small proportion of total valet 

traffic, would be so minor relative to the overall valet service time as to be negligible. 

 

 Test runs were made in the late morning of a typical weekday, verging on the onset of the 

lunchtime peak. 

 

 One must insert a ticket into the exiting machine and have it processed, regardless of the 

time spent in the parking deck.  Any additional time needed to process a credit card (for 

stays exceeding 2 hours) was considered negligible relative to overall run time. 

 

 GW is confident that experienced valet operators are efficient at locating and retrieving 

vehicles parked earlier. 

 

 All employees will be encouraged to self-park at relatively remote locations.  None will be 

authorized to use the hotel’s valet service. 
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 Lastly, it should be noted that the valet queuing analyses documented in the revised TIS 

report also estimated the valet requirements for a hypothetical average service time 

50% longer than sampled; that is, 7 minutes. 

 

12. See comment 4 above relative to the operation of the valet service bay.  As discussed in the 

Traffic Management section of GW’s revised report, “Valet staffing levels will be adjusted as 

required to meet the operational requirements of the hotel and/or banquet events…  In 

instances where southbound through traffic and hotel traffic are at unusual peak levels, traffic 

control personnel (private and/or public/police) will be engaged to maintain traffic flow in the 

area.”  Also, in response to the meeting discussion of 6-08-17, GW has determined that the 

underground garage could easily accommodate as many as 21 additional vehicles if short-term 

stacking is needed to avoid backups into the through lane of SB Old Woodward. 

 

13. During the peak special event operations, hotel ownership, management, and its valet 

company is committed to providing required number of valets to maintain the queue within 

the valet staging area and expected turnaround times.   It is noted that hotel staff is cross-

trained to act as valets in the event that the regular valets are not able to maintain adequate 

turnaround times.   To assist in special event operations, the hotel parking garage can be used 

as a valet staging area to take some pressure off the on-street staging area.   On rare occasions, 

the hotel and valet company will coordinate with the city’s Police Department to ensure that 

traffic operations at the hotel do not significantly impact S. Old Woodward. 



 

27725 Stansbury Boulevard, Suite 150 
Farmington Hills, MI 48334 

P: 248.536.0080 
830450 Birmingham Boutique Hotel 7-13-17                          F: 248.536.0079 

www.fveng.com 

 
 
July 19, 2017  
 VIA EMAIL 
 
Ms. Jana L. Ecker 
Planning Director 
City of Birmingham 
151 Martin Street 
Birmingham, Michigan  48012 
 
RE:  Birmingham Boutique Hotel – Brown & Old Woodward 

Revised Traffic Impact & Parking Study Review 
        
Dear Ms. Ecker: 
 
Fleis & VandenBrink (F&V) staff has completed our review of the revised traffic and parking study completed 
for the proposed Hotel development located in the northwest quadrant of the Brown Street & Old Woodward 
intersection.  The study prepared by Giffels Webster (GW) is dated May 11, 2017 and was received by F&V on 
May 17, 2017, and the supplemental Synchro/SimTraffic models were received by F&V on May 18, 2017. In 
addition, Aparium has provided a traffic management plan dated June 20, 2017.  Based on this review, we have 
the following comments and observations: 

• A typical day at the proposed hotel will include trips generated by the apartments and the hotel.  The trips 
generated by a typical day at this facility can be accommodated by the adjacent roadway network.  There 
may be days where the meeting rooms and/or the banquet facility will be occupied. If both of these ancillary 
uses are concurrently occupied, the hotel will implement their Traffic Management Plan (TMP).  The 
implementation of this plan will help provide mitigation for delays identified in the traffic impact study.   

• It should be noted that the TMP will not entirely mitigate all traffic delays associated with the peak operations 
of the site; however, these events will be short duration events that occur only during the peak ingress and 
egress of the events and not a typical day-to-day operation.  If the hotel finds that the event facility and 
meeting rooms are frequently occupied (more than 3 days per week), then more permanent mitigation 
measures (such as geometric improvements) should be implemented.  

• The proposed development includes the elimination of 10 on-street parking spaces to provide the egress 
driveway to the parking garage and the valet drop-off lane. 

• The intersection sight distance shows there will be some limitation for vehicles exiting the parking garage 
onto Old Woodward.  Approximately four additional parking spaces would need to be eliminated to meet 
the recommended sight distance requirements. 

• There are currently no pedestrian benches in the vicinity of the site development that will be impacted; 
however, there is a single bike rack that will be removed.  The proposed development includes the addition 
of landscaping improvements and six bike racks which will be provided in the pedestrian walkway between 
the hotel and the adjacent Plaza building to the north. 

• The hotel proposes to use valet services for all hotel patrons, including the meeting rooms and banquet 
facility uses.  The valet will use the on-site parking garage to accommodate patrons on typical days.  In the 
event the on-site parking is full, the valets will utilize the Peabody and/or Pierce Street decks, depending 
on parking availability. 
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• Apartment residents will have access to reserved parking in the on-site parking garage and employees will 
be responsible for self-parking offsite.  

• During the peak special event operations, the valet will need to provide 24-27 staff to accommodate the 
demand.  

• Overall, the daily operations of the site are expected to have limited impact to the adjacent roadway network.  
The TMP should be implemented as necessary to address the peak operations.  The TMP should also be 
reviewed by the City of Birmingham Police Department. 

 
We hope that this review satisfies the City’s current planning needs regarding this project.  If you have any 
questions or concerns, please contact our office.   
 
Sincerely, 
  
FLEIS & VANDENBRINK  
 
 
      
Michael J. Labadie, PE 
Group Manager 
 
JMK:mjl 



 

 

Woodward Development 
Company, LLC A SURNOW COMPANY 
 
 
 

 
 
July 21, 2017 
 

 
Mrs. Jana Ecker  
Planning Department 
CITY OF BIRMINGHAM 
151 Martin St  
Birmingham, MI 48009 
 
 
 
RE:  Boutique Hotel Development at 298 S. Old Woodward 
 
Dear Mrs. Ecker: 
 
As a fellow developer and citizen of downtown Birmingham, I would like to write in support of the proposed 
boutique hotel at 298 S. Old Woodward.  
 
I would like to start by saying that while parking and traffic may be affected by any major project taking place, 
the downtown parking situation is an issue that everyone faces in Birmingham. Therefore, I strongly believe that 
it would be unfair to discriminate against this particular development because of potential parking constraints. As 
opposed to capping economic growth and prosperity, the scarcity of parking caused by new projects is simply 
forcing the local business operators to find additional and creative parking solutions to accommodate their 
constituents. In managing roughly 90,000 sf primarily consisting of office and retail space in Birmingham, our 
organization has been and will continue to be successful by changing the mix of onsite and offsite 
accommodations as the tenant population grows. The hotel situation is no different, as the plans show the mixed 
use building having at least two levels of onsite parking, and it clearly meets the city parking code.  
 
As the property is zoned as B4 with a D-4 Overlay, this retail/residential/hotel concept meets the local ordinance 
and is a perfect representation for what the city and community intended for that parcel of property. One of the 
reasons that Birmingham is so attractive for real estate is the opportunity to take old and outdated buildings, and 
transform them into their highest and best use. In this situation, we have an extremely credible, 5 star 
development team looking to make an enormous investment into a key area of our downtown. The result will be a 
drastically improved look and use that will continue to drive the economic growth and quality of life into our City.  
 
Thank you for your consideration of my support for this project. 
 
 
Sincerely, 
  
 
Sam Surnow 
President 
The Surnow Company 
 
 

320 MARTIN STREET, SUITE 100 * BIRMINGHAM, MI  48009 
(248) 865-3000 







BIRMINGHAM BOUTIQUE HOTEL
298 S. Old Woodward Ave
Birmingham, MI

EXTERIOR MATERIALS

EAST FACADE

Total Facade Area 13,662

Area of glass and stone 12,530 sf

Percentage of glass and stone 91.7%

SOUTH FACADE

Total Facade Area 8,861 sf

Area of glass and stone 8,029 sf

Percentage of glazed area above the first floor 90.6%

ROOFTOP MECHANICAL EQUIPMENT

 

Make-up Air Unit (MUA) 8'-4" wide x 20'-0" long x 10'-0" high (8'-0" unit on a 2'-0" curb)

Variable Refrigerant Flow (VRF) 4'-13/16" wide x 2'-5 15/16" long x 7'-6 1/8" high (5'-6 1/8" unit mounted on a 2'-0" steel rail)

Toilet Exhaust Fan 3'-4" wide x 6'-0" tall (4'-0" tall fan mounted on a 2'-0" curb)

BOOTHHANSEN 7/19/2017



BIRMINGHAM BOUTIQUE HOTEL
298 S. Old Woodward Ave
Birmingham, MI

GLAZING REQUIREMENTS

EAST FACADE

Facade Area above the first floor 9,805 sf

Glazed Area above the first floor 2,483 sf

Percentage of glazed area above the first floor  25%

Total Facade Area between one and eight feet from the ground 1,661 sf

Total Glazing Area between one and eight feet from the ground 1,166 sf

Percentage of Glazed Area between one and eight feet from the ground 70.2%

SOUTH FACADE

Facade Area above the first floor 6,458 sf

Glazed Area above the first floor 1,618 sf

Percentage of glazed area above the first floor  25.3%

Total Facade Area between one and eight feet from the ground 1,045 sf

Total Glazing Area between one and eight feet from the ground 733 sf

Percentage of Glazed Area between one and eight feet from the ground 70.1%

WEST FACADE

Facade Area above the first floor 8,980 sf

Glazed Area above the first floor 2,282 sf

Percentage of glazed area above the first floor  25.4%

Total Facade Area between one and eight feet from the ground N/A  NOT A STOREFRONT

Total Glazing Area between one and eight feet from the ground N/A

Percentage of Glazed Area between one and eight feet from the ground N/A

NORTH FACADE

Facade Area above the first floor 5,167 sf

Glazed Area above the first floor 1,342 sf

Percentage of glazed area above the first floor  25.9%

Total Facade Area between one and eight feet from the ground N/A NOT A STOREFRONT

Total Glazing Area between one and eight feet from the ground N/A

Percentage of Glazed Area between one and eight feet from the ground N/A

BOOTHHANSEN 7/19/2017



MEMORANDUM 
Community Development 

DATE: June 13th, 2017 

TO:  Planning Board Members 

FROM: Nicholas J. Dupuis – Planning Intern 

APPROVED:  Jana Ecker, Planning Director 

SUBJECT: 34965 Woodward Avenue – CIS & Preliminary Site 
Plan Review  

Community Impact Study 

I. INTRODUCTION 

The subject site, 34965 Woodward Avenue, is currently vacant land where the former 
Peabody’s Restaurant and the Art & Frame Station were located, and has a total land 
area of .597 acres.  It is located on the east side of Peabody Street, on the west side of 
Woodward Avenue and south of Maple Road in Birmingham, Michigan.   

The applicant is proposing to construct a 161,910 ft2 (including basement levels), five-
story mixed use building.  The building will provide two levels of underground off street 
parking, first floor retail/office, second floor office, third floor office, fourth floor 
commercial/residential and fifth floor residential. Parking for the residential units will be 
provided below grade in a two level underground parking garage. As the building is 
located within the Parking Assessment District, no on-site parking is required for retail, 
commercial or office uses.   

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

II. COMMUNITY IMPACT STUDY

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

Back to Agenda



A. Planning & Zoning Issues:   
 
  Use 

 
The property is currently zoned B-4 and D-4 in the Overlay District.  The 
proposed retail, commercial, office and residential uses are permitted principal 
uses in the B-4 and D-4 zone districts.   
 
Master Plan Compliance:  Downtown Birmingham 2016 Plan 
 
Article 3, section 3.01 of the Zoning Ordinance states that the purposes of the 
Downtown Birmingham Overlay District are to: 
 

(a) Encourage and direct development within the boundaries of the 
Overlay Zoning District and implement the 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 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. 

 
The proposed development implements many of the recommendations contained 
in the Downtown Birmingham 2016 Master Plan (“2016 Plan”) as the applicant is 
proposing a mixed use building with first floor retail space and is congruent with 
Article 3, section 3.04(A) which states that “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 new structure will link 
together the Greenleaf Trust and Balmoral buildings, filling the void of unused 
space, which will solidify the Maple Gateway envisioned in Specific Project 11 of 
the 2016 Plan.  
 
In addition, the DB 2016 Report encourages four or five story buildings in this 
part of the Overlay District and states that “Traditional American cities, except 
the very largest, rarely exceed five stories in building height and most commonly 
range from two to four stories.  Downtown Birmingham adheres to this rule, with 
the most memorable streets tending to be at least two stories and the least 
memorable being mostly one story”.  The Planning Division finds that the 
proposed five story building does meet the spirit and intent of the 2016 Plan as it 
does create a continuous and harmonious façade along Woodward Avenue and 
Peabody Street, creating the Maple Gateway.  The proposed development also 
adds one floor of residential use, and provides retail on the ground floor with 
access from both Woodward Avenue and Peabody Street.  



 
The proposed development and its uses relate to the pedestrian, as the building 
is located at the property line and is proposed with human scale detailing on the 
first floor, including canopies, large windows, attractive stone and masonry 
facades, and elegant pedestrian entrances from both adjacent streets. The 2016 
Plan encourages proper building mass and scale to create an environment that is 
more comfortable to pedestrians creating a walkable downtown.  The proposed 
development will help improve the visual appearance of the area, by creating a 
denser, more compact development with enough height to create a street wall 
along Peabody and Woodward. The main entry to the building is located on 
Peabody Street. 
 
In addition, the 2016 Plan encourages pedestrian-scale features which should be 
incorporated on the first floor of buildings and at entrances to help relate 
buildings to the streetscape. The plan for the proposed building includes glass 
canopies, aluminum building components, quality stone façades, and extensive 
storefront glazing. 
 
Streetscape components are an integral part of the 2016 Plan.  The applicant is 
required to maintain the pedestrian scale street lighting and street trees along 
Peabody and Woodward.  The Planning Board may wish to recommend the 
addition of benches and/or trash receptacles along Peabody and Woodward in 
the public right-of-way.  The applicant is also proposing bike racks that will be 
available to residents, employees, and visitors. The applicant has not yet 
provided a streetscape plan.  A full design review will be conducted at the time 
of Final Site Plan and Design Review.    
 

B. Land Development Issues: 
 

The applicant has noted that the building will not be increasing the impervious 
area of the site, as it was previously fully developed with a 2-story commercial 
building and asphalt parking lot.  The adjacent parcels to the north and south are 
fully developed and impervious areas (Greenleaf Trust and Balmoral), and public 
thoroughfares exist to the east and west (Peabody and Woodward). City Storm 
sewer lines exist in the Peabody and Woodward rights-of-way. The proposed 
development will include a 10 or 12 inch lead for rooftop discharge into the 
Woodward right-of-way with no anticipated capacity issues. The applicant also 
notes that the removal of the parking lot will reduce the potential for pollutants 
from vehicles to enter into the City’s storm sewer.  
 
The applicant has submitted a Phase 1 Environmental Site Assessment dated 
August 5th, 2016, prepared by SME. The report indicates that there is some 
evidence of recognized environmental conditions (“RECs”) associated with this 
property. SME concluded that the reported presence of contaminated soil and 
groundwater, the potential for additional environmental impact from unreported 
and/or undetected releases of hazardous substances and/or petroleum products 
associated with the properties historical uses (vehicle manufacturing and repair 
operations), and the potential for cross contamination by a northern site which 



was formerly a vehicle repair and gasoline station, are all considered to be REC’s. 
  
An Abbreviated Phase 2 Environmental Site Assessment (ESA) dated August 5th, 
2016 was also submitted by the applicant as a part of the CIS. Phase 2 involved 
the collecting and analyzing of 13 soil samples and 2 groundwater samples by 
SME. The results of SME’s sampling were supplemented by a previous Phase 2 
ESA conducted by McDowell & Associates on April 26th, 2015 where 12 soil 
samples were collected and analyzed.  
 
SME collected the soil samples using 6 hydraulically driven, direct push soil 
borings and 2 hand auger soil borings. SME’s sampling location choice and 
rationale was to evaluate potential environmental impacts associated fill soils and 
historical commercial operations that occurred on this property and the impacts 
associated with potential migration of contaminants from the reported UST 
releases on the north-adjoining site. The surface materials consisted of 
approximately 3 inches of asphalt in the parking area or 3 inches of concrete in 
the building’s basement. The surface materials were underlain by sand fill 
containing varying amounts of silt and gravel and occasional coal, slag, glass, 
incinerator ash, and cinder debris. Petroleum odors, staining and/or elevated PID 
readings were observed in samples collected from certain soil borings.  
 
Concentrations of benzene, ethylbenzene, 1,2,4-trimethylbenzene, arsenic, 
mercury, and selenium exceeded one or more Part 201 criteria in multiple soil 
samples collected from the property. Concentrations of Barium exceeded Part 
201 criteria in the groundwater samples collected. No other target compounds 
were measured at concentrations exceeding the Part 201 criteria. 
 
Finally, the applicant has submitted a brownfield plan for the proposed 
development site dated March 16th, 2016. The purpose of this is to seek 
reimbursement for the eligible remediation activities performed on the property. 
The necessity for a brownfield redevelopment plan arose from the results of the 
Phase 1 and Phase 2 ESA. 
 
The applicant has not yet determined the volume of excavated soils to 
be removed from the site and/or delivered to the site, or a map of the 
proposed haul routes. This must be provided for your review.   

 
  The CIS states that the completed development will not cause any vibration, 

dust, odor, heat or glare problems either for residents or adjacent property 
owners.  However, vibration and dust issues may be present during construction.  
The applicant has indicated that the developer will provide multiple means to 
reduce the impact of construction on the public, including temporary barriers, 
specialized demolition equipment designed to minimize noise/vibration, stringent 
cleanup procedures (including the use of water for dust control), and constant 
monitoring of the conditions within the work zone. 

 
C. Utilities, Noise and Air Issues:   

 



In accordance with the 2016 Plan, all utilities on the site should be buried to 
visually enhance the site. Thus, the applicant will be required to bury all 
utilities on the site.  The applicant has indicated which utility companies are 
available to service the site: electricity from DTE, natural gas from Consumers 
Energy and telephone/cable from AT&T/Comcast. The public water main exists 
within the Peabody right-of-way along the frontage of the proposed 
development. The applicant has indicated that it is believed this service line will 
be able to adequately supply the development with no capacity issues. The 
applicant must gain approval from the City Engineer prior to site plan 
approvals. 
 
As noted in the CIS, the applicant states that current ambient noise levels at the 
site are compatible with the proposed mixed use project.  A noise study was 
prepared by Kolano and Saha Engineers, Inc. dated May 10th, 2017. 
Measurements were taken using a calibrated Bruel & Kjaer 2270 environmental 
noise analyzer for a continuous period for the day of May 3rd, 2017. The 
equipment was placed on the Peabody site, approximately 30 feet west of the 
east property line and centered between the adjacent buildings to the north and 
south. The data gathered a DNL, or day-night sound level average of 71 dB. HUD 
determined that a level of 65 dB is a desirable goal for residential land use. HUD 
considers the measured level on this site as “normally unacceptable” for 
residential use. Kolano and Saha Engineers recommend designing the façade of 
the residential units to isolate the noise from entering the indoor living spaces, 
particularly the bedrooms.  
 
The Noise Impact Assessment noted that the only noise that will emanate from 
the proposed new development will come from building wide heating and cooling 
mechanical systems, exhaust fans, emergency power generator and delivery 
vehicles.  
 
The noise study provides that the project site will likely comply with the City’s 
noise limits for commercial developments. Specification sheets for all mechanical 
equipment will be reviewed at Final Site Plan Review for noise output to ensure 
that the City’s noise limits for commercial property will be met.   
 
The applicant has stated in the CIS that the Peabody Redevelopment is located 
in the Southeast Michigan Air Quality District. Monitoring stations are located in 
Pontiac, Oak Park, and Rochester, and there are no air quality violations in this 
attainment area. The proposed development use is identical to its surrounding 
uses and will not establish any trend of air quality standards. Air pollution will 
come from the vehicles in the parking deck and HVAC units. If a restaurant 
locates itself in the development, the CIS states that ownership will demand 
scrubbers on all vent fans. 
 

D. Environmental Design and Historic Values:  
 
The applicant has indicated that no demonstrable destruction of natural features 
will take place at the site, as the property is already fully developed.  Demolition 



will include one small building at the southwest side of the property, formerly an 
art and frame shop.  The proposed building will be designed to fit harmoniously 
with the site, surroundings and neighborhood.  The CIS states that the proposed 
five-story structure is complementary to the existing adjacent five-story 
buildings.  The CIS states that the new building will not partially block or degrade 
views from surrounding buildings.  The proposed building will alter the skyline on 
Peabody Street, will create the Maple Gateway and will enhance the Central 
Business District.   
 
The CIS states that the existing site contains 3 trees located on the property. 
The new development will be removing these 3 trees, as it is designed to be built 
to the property line. The Preliminary Site Plan indicates the placement of new 
trees along the street. A complete design review, including streetscape elements, 
will be conducted as a part of the Final Site Plan review process. 
 
The site is not listed on the National Register of Historic Places nor is it located in 
a local historic district.  The CIS states that there are no properties or elements 
within the site plan boundaries that are historic.  No adjacent properties are on 
the Historic Register.   

 
E. Refuse, Sewer and Water:   

 
The CIS describes a refuse storage area on a mechanical platform located at the 
southwest corner of the development. All floors will be utilizing a trash chute that 
leads to this platform, which will lead to a trash compactor. This platform has 
direct access to Peabody Street out through the entry drive. Adjacent to the 
trash chute on each level there will be a location for recyclables. The applicant 
has indicated that the solid waste generated from this facility will be standard 
and can be handled easily by a local waste management company.  
 
The CIS further states that there is a 12” public combined gravity sanitary sewer 
within the Peabody and Woodward rights of way. The development will plan to 
utilize the Peabody access for wastewater discharge with no capacity issues 
anticipated. The development proposes a six inch service lead for the building 
that will connect to the sanitary sewer.  
 

F. Public Safety: 
 
The applicant has stated that the proposed development provides direct access 
for police, fire and emergency vehicles and personnel from both Peabody and 
Woodward. Access to the building on both sides is in the center and at grade. 
The CIS also states that an elevator that can accommodate a stretcher is 
proposed, and that a fire command center will be provided and that the alarm 
system will be state of the art.  
 
The applicant has not provided information on the required safety 
measures for the new project, such as a fire suppression system or a 
Knox Box. This was labeled as TBD in the CIS and will be required at 



the time of Final Site Plan review. The Police and Fire Departments will 
require further information to ensure that all life safety issues have 
been addressed. The applicant has indicated in the CIS that they will be using 
Guardian Alarm as their security system provider. The CIS states that Guardian 
will install intrusion alarm systems at building perimeter and key internal 
operations areas, access control system for perimeter doors and other necessary 
access locations, a surveillance camera system, emergency/security call stations, 
fire alarm monitoring, and supervisory alarm systems for management/facilities. 
Details of the proposed security system must be provided and 
approved by the Police Department.   
 

G. Transportation Issues:   
 
The CIS states that on-site parking will be sufficient to support the proposed 
development in the form of a two level underground parking garage with 90 
spaces.  In addition, bus service is currently available adjacent to the site 375 
feet away from the front door on Woodward, and an Amtrak station is located 
nearby.  Given the location of the proposed development, a vast majority of 
retail options, restaurants, and personal services are also available within 
walking distance of the site. The applicant also notes that there will be bike 
racks available for residents, employees and visitors to the site.  
 
The applicant has provided a transportation study prepared by Giffels Webster.  
The City’s traffic engineer approved the use of Form A – Traffic Study 
Questionnaire in lieu of a full Form B – Transportation Study, given the size of 
the proposed building.  
 
Conclusions in the CIS were that although the building is located within 
Birmingham’s Parking Assessment District, which requires no additional parking, 
additional parking spaces are needed to service the retail options proposed on 
the first floor. The applicant is proposing 90 off-street parking spaces and 11 
on-street parking spaces to alleviate the stress on the Parking Assessment 
District. The traffic impact study also notes that westbound left turns onto 
Peabody from Maple Road would benefit from extending the turn lane full width 
all the way to the near Woodward crosswalk due to the larger queue lengths 
imposed by the new development. Other traffic impacts of the development will 
be relatively minor.   
 
The report also concluded that bicycle, pedestrian and transit connections with 
the neighborhoods, downtown Birmingham and the region will be excellent. 
 
The City's transportation consultant has provided comments in the attached 
letter.   
 

H. Parking Issues:   
 
The CIS indicates that the proposed development will have a 2-level 
underground parking garage that will facilitate the 15 required residential 



parking spaces. There is no percentage of required parking for the other uses 
because the proposed project is within the Parking Assessment District. A 
thorough discussion of the parking requirements is contained in the attached 
Preliminary Site Plan report.   

 
I. Natural Features:  

 
The applicant has indicated that there will be little impact on natural features or 
bodies of water as a result of the proposed development, as the site is currently 
100% impervious surface. There are no ponds or streams near the project. The 
CIS indicates that since the projected development will replacing an already 
developed site, there are no natural features that will be disturbed or isolated, 
and there exists no natural wildlife habitats.  

 
J. Departmental Reports 
 

1. Engineering Division – The Engineering Dept. has reviewed the plans      
dated June 5th, 2017, and the CIS dated June 5th, 2017 for the above project.    
The following comments are offered: 
 

1. The traffic study acknowledges that the City’s parking system is 
operating near capacity, and does not presently have the capacity to 
accommodate the additional demand that this building will create.  On 
page 22 of the report, the writer states that “it is reasonable” to 
assume that the manager of the parking system will explore the 
possibility of adding an additional floor on the top of the Peabody St. 
Structure.  
 
Further, the writer indicates that “the study assumes that possibility 
to be both viable and successfully completed…”  The Board is 
cautioned that the parking structure was not designed with the 
intention that it could be expanded in the upward direction to create 
additional capacity, and that this assumption should not be figured 
into the study.  Further, while the parking system is ready and able to 
operate rooftop valet assist programs to add capacity during peak 
hours in its other four structures, no such plan is in place at the 
Peabody St. Structure.   
 
The rooftop valet system requires one to two additional staff on days 
it operates, and allows the system to fit 50 to 75 additional cars on 
the roof level by parking them closer together than what can be done 
when self-parked.  Due to the limited land area at this site, and the 
present configuration of the roof, there is insufficient space available 
in this structure to make such a program feasible.  The study should 
not proceed with the assumption that an additional level can or will 
be built at this facility. 
 

2. The preliminary site plans show the building frontage is proposed set 



back off the property line on the Peabody St. frontage of the building.  
The owner will be required to sign a recordable ingress/egress 
easement for the public to use this area as a public sidewalk, prior to 
the issuance of a building permit.   
 

3. The following permits will be required from the Engineering Dept. for 
this project: 

 
1. Sidewalk/Drive Approach Permit (for all pavement installed in 

the right of way). 
2. Right-of-Way Permit (for excavations in the right-of-way). 
3. Street Obstruction Permit (for partial obstructions of the City 

sidewalk or alley). 
 

In addition, a permit will be required from the Michigan Dept. of 
Transportation (MDOT) for any use and construction within the 
Woodward Ave. right-of-way. 

 
2.    Department of Public Services – DPS has no concerns at this time. 

 
3.      Fire Department – The Fire Department has no concerns at this time. 

 
4. Police Department – The Police Department has no concerns at this time. 
 
5. Building Division – The Building Division has reported no concerns at this 

time. 
 

K. Summary of CIS:  
 

The following issues remain outstanding with regards to the CIS: 
 

(1) Applicant submit a haul route map for demolition and excavation; 
(2) Provide mitigation strategies for control of noise vibration and dust; 
(3) Applicant will be required to bury all utilities on the site; and 
(4) Applicant provide information on all life safety issues and Fire Dept. 

approval, as well as details on the proposed security system provided to 
and approved by the Police Dept. 

 L.  Suggested Action:  
 

1. To ACCEPT the Community Impact Study as provided by the applicant for the 
proposed development at 34965 Woodward with the following conditions: 

 
(1) Applicant submit a haul route map for demolition and excavation; 
(2) Provide mitigation strategies for control of noise vibration and dust; 
(3) Applicant will be required to bury all utilities on the site; and 
(4) Applicant provide information on all life safety issues and Fire Dept. 

approval, as well as details on the proposed security system provided to and 
approved by the Police Dept. 



 
Or 

 
2. To postpone action on the Community Impact Study as provided by the applicant 

for the proposed development at 34965 Woodward, allowing the applicant the 
opportunity to address the issues raised above. 

Or 
 

3. To decline the Community Impact Study as provided by the applicant for the 
proposed development at 34965 Woodward.



Preliminary Site Plan Review 
 
III. Preliminary Site Plan Review 
 
The applicant has submitted an application for Preliminary Site Plan review to construct 
a five story building in the B4/D4 zoning district.  The property is located on the west 
side of Woodward Avenue on Peabody Street at the former location of Peabody’s 
Restaurant and the former Art & Frame Station. 

 
1.0       Land Use and Zoning  
 
1.1. Existing Land Use – The previous land uses on the site were a vacant two-

story commercial building and a one story shop. The buildings were 
demolished in March, 2017 to allow construction of the proposed five story 
mixed use building.    
 

1.2      Zoning – The property is zoned B-4 Business-Residential, and D-4 in the 
Downtown Overlay District.  The proposed retail, office, commercial and 
residential uses, and surrounding uses appear to conform to the permitted 
uses of the zoning district, including the off street parking facility in the form 
of two levels of parking decks below the development. 
 

1.3 Summary of Adjacent Land Use and Zoning - The following chart summarizes 
existing land use and zoning adjacent to and/or in the vicinity of the subject 
site, including the 2016 Regulating Plan 
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1.    Setback and Height Requirements 
 
The attached summary analysis provides the required and proposed bulk, area, and 
placement regulations for the proposed project. The applicant meets all of the bulk, area 



and placement requirements for the D-4 Downtown Overlay District.    
 
3.0     Screening and Landscaping 
 

3.1  Dumpster Screening – The applicant is proposing to store all trash inside 
the building envelope along the north side on a mechanical platform. The 
applicant has submitted a CIS that indicates trash chutes on all levels that 
lead to a trash compactor accessible via the entry drive, but this is not 
demonstrated on the preliminary site plan. The applicant must clarify 
that the trash will be stored on this platform, as it is unclear in 
the plans. 

 
3.2  Parking Lot Screening – Two levels of proposed parking will be placed 

underground with eleven (11) angled parking spaces on the street. No 
parking lot screening will be required. 

 
3.3  Mechanical Equipment Screening – A rooftop plan has been submitted 

indicating six (6) roof top units to be located within a decorative stainless 
steel metal grate screen wall.  The applicant will be required to 
provide specification sheets on mechanical equipment and verify 
that the screen wall is tall enough to sufficiently screen the 
proposed units at Final Site Plan.   

 
3.4  Landscaping – The Downtown Overlay District requires that one street 

tree be provided for every 40’ of street frontage.  This development is 
required to have 5 trees along Peabody Street, and 4 trees along 
Woodward Avenue. The current plans depict two (2) trees on Peabody. 
The applicant will be required to submit plans with 9 total trees, 
or get a waiver from the staff arborist.  Parking lot landscaping 
requirements do not apply in the Downtown Overlay District.   

 
3.5    Streetscape Elements – The applicant will be expected to maintain the 

current condition and make any repairs that are deemed necessary once 
the construction is complete. The Planning Board may wish to require 
benches and trash/recycling receptacles to the streetscape if they deem 
fit.  

 
 

4.0     Parking, Loading and Circulation 
 

4.1 Parking – In accordance with Article 4, section 4.43 (PK) of the Zoning 
Ordinance, a total of 15 parking spaces are required for the residential 
level of the building (10 units x 1.5 parking spaces).  No on-site parking is 
required for the proposed retail or office uses as the site is located within 
the Parking Assessment District.  The applicant is proposing 90 parking 
spaces on site in a two-level underground parking deck and 11 angled 
parking spaces on the street. The total number of parking spaces 
provided on the plans is 101.  All` parking spaces meet the minimum size 



requirement of 180 square feet.   
 

In accordance with Article 3, section 3.04(D)(5), Downtown Birmingham 
Overlay District, parking contained in the first story of a building shall not 
be permitted within 20’ of any building façade on a frontage line or 
between the building facade and the frontage line.  The proposal 
meets this requirement, as all parking is below the 1st floor 
 
 

4.2 Loading – In accordance with Article 4, section 4.24 C (2) of the Zoning 
Ordinance, developments with over 50,000 ft2 of office space require 2 
usable off-street loading spaces, and commercial uses from 5,001 to 
20,000 ft2 require 1 usable off-street loading space. The plans do not 
display any off-street loading spaces. The applicant will need to 
submit plans demonstrating the size and location of 3 usable off-
street loading spaces, or obtain a variance from the Zoning 
Board of Appeals.   
 

4.3 Vehicular Circulation and Access – Access to the underground parking 
garage will be via a garage door on the southwest corner of the building, 
along Peabody Street. Access to the 11 on street parking spaces will be 
along a one way pull-off from southbound Woodward Avenue.  

 
4.4 Pedestrian Circulation and Access –The applicant is proposing pedestrian 

entrances at three points of the building.  The primary entrance to the 
retail space will front onto Peabody St. at the center of the façade.  An 
additional entrance is proposed along the Woodward frontage, also 
centrally located.  Along Peabody St. there is a proposed entrance to the 
elevator lobby that will provide access to the 10 residential units.  All 
entrances are accessible from a City sidewalk. 
 

5.0       Lighting  
 

The applicant has not submitted any information regarding lighting at this time.  
Specifications for any proposed lighting and a photometric plan must 
be submitted at Final Site Plan review to determine compliance with 
the Zoning Ordinance lighting standards.   
 

 
6.0       Departmental Reports 
 
 

6.1     Engineering Division –The Engineering Dept. has reviewed the plans      
dated June 5th, 2017, and the CIS dated June 5th, 2017 for the above project.    
The following comments are offered: 
 

4. The traffic study acknowledges that the City’s parking system is 
operating near capacity, and does not presently have the capacity to 



accommodate the additional demand that this building will create.  On 
page 22 of the report, the writer states that “it is reasonable” to 
assume that the manager of the parking system will explore the 
possibility of adding an additional floor on the top of the Peabody St. 
Structure.  
 
Further, the writer indicates that “the study assumes that possibility 
to be both viable and successfully completed…”  The Board is 
cautioned that the parking structure was not designed with the 
intention that it could be expanded in the upward direction to create 
additional capacity, and that this assumption should not be figured 
into the study.  Further, while the parking system is ready and able to 
operate rooftop valet assist programs to add capacity during peak 
hours in its other four structures, no such plan is in place at the 
Peabody St. Structure.   
 
The rooftop valet system requires one to two additional staff on days 
it operates, and allows the system to fit 50 to 75 additional cars on 
the roof level by parking them closer together than what can be done 
when self-parked.  Due to the limited land area at this site, and the 
present configuration of the roof, there is insufficient space available 
in this structure to make such a program feasible.  The study should 
not proceed with the assumption that an additional level can or will 
be built at this facility. 
 

5. The preliminary site plans show the building frontage is proposed set 
back off the property line on the Peabody St. frontage of the building.  
The owner will be required to sign a recordable ingress/egress 
easement for the public to use this area as a public sidewalk, prior to 
the issuance of a building permit.   
 

6. The following permits will be required from the Engineering Dept. for 
this project: 

 
1. Sidewalk/Drive Approach Permit (for all pavement installed in 

the right of way). 
2. Right-of-Way Permit (for excavations in the right-of-way). 
3. Street Obstruction Permit (for partial obstructions of the City 

sidewalk or alley). 
 

In addition, a permit will be required from the Michigan Dept. of 
Transportation (MDOT) for any use and construction within the 
Woodward Ave. right-of-way. 

 
6.2 Department of Public Services – DPS has no concerns. 
 
6.3 Fire Department – The Fire Department has no concerns at this time. 
 



6.4 Police Department – The Police Department has no concerns at this time. 

6.5 Building Division – The Building Division has no concerns at this time. 

7.0 Design Review 

The applicant is proposing to utilize the following materials for the construction of the 
five-story, mixed use building: 

• Stone panels along the lower level of all façades;
• Masonry veneer along the upper levels of all façades;
• Stone for the base of the building;
• Steel window and door system;
• Extensive window glazing on all facades.

No material samples or colors have been provided at this time, but will be 
required at the time of Final Site Plan review. 

Article 3, section 3.04(E), Downtown Overlay District, of the Zoning Ordinance contains 
architectural and design standards that will apply to this building, including specific 
requirements for the design and relief of front façades, glazing requirements, window 
and door standards and proportions, roof design, building materials, awnings and other 
pedestrian scaled architectural features.   

The proposed building appears to meet the architectural standards set out in Article 3, 
Downtown Birmingham Overlay District, of the Zoning Ordinance as the first floor 
storefronts are directly accessible from the sidewalk, the storefront windows are 
vertically proportioned, no blank walls face a public street, and the main entries 
incorporate canopy features to add architectural interest on a pedestrian scale.   

The building also appears to meet the architectural standards set out in Article 3 of the 
Zoning Ordinance which requires that at least 90% of the exterior finish of the building 
is glass, brick, cut stone, cast stone, coarsely textured stucco, or wood.  In addition, the 
percentage of glazing for the facade and upper levels has been provided and 
demonstrates that the storefront minimum of 70% is met, and the maximum upper level 
of 35% has not been exceeded.   

8.0 Approval Criteria 

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

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



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

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

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

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

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

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

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

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

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

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

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

 
 
9.0 Recommendation 
 

Based on a review of the site plan revisions submitted, the Planning Division 
recommends that the Planning Board APPROVE the Preliminary Site Plan for 
34965 Woodward with the following conditions: 
(1) The applicant will be required to submit plans with 9 total street trees, or 

get a waiver from the Staff Arborist;   
(2) Applicant must provide a photometric plan and lighting specifications at 

the time of Final Site Plan Review;  
(3) The applicant will be required to provide a specification sheet for all 

mechanical units to verify that the screen wall is tall enough to 
sufficiently screen the proposed units; 

(4) The applicant will need to submit plans demonstrating the size and 
location of 3 usable off-street loading spaces, or obtain a variance from 
the Zoning Board of Appeals;   

(5) Applicant comply with the requests of all City Departments;and 
(6) Provide material and color samples at Final Site Plan review. 
 

10.0 Sample Motion Language 
 

Motion to APPROVE the Preliminary Site Plan for 34965 Woodward subject to the 
following conditions: 
 
(1) The applicant will be required to submit plans with 9 total trees, or get a 



waiver from the Staff Arborist;   
(2) Applicant must provide a photometric plan and lighting specifications at the 

time of Final Site Plan Review;  
(3) The applicant will be required to provide specification sheets for all 

mechanical units to verify that the screen wall is tall enough to sufficiently 
screen the proposed units; 

(4) The applicant will need to submit plans demonstrating the size and location 
of 3 usable off-street loading spaces, or obtain a variance from the Zoning 
Board of Appeals;   

(5) Applicant comply with the requests of all City Departments;and 
(6) Provide material and color samples at Final Site Plan review. 
 
 
 
OR 

 
Motion to DENY the Preliminary Site Plan for 34965 Woodward 

  
 
 OR 
 

Motion to POSTPONE the Preliminary Site Plan for 34965 Woodward for the 
following reasons: 
1.____________________________________________________________ 
2.____________________________________________________________ 
3.____________________________________________________________   

 
 



Zoning Compliance Summary Sheet 
         Preliminary Site Plan Review 

        34965 Woodward 
 
 
Existing Site: 34965 Woodward Avenue, vacant land formerly Peabody’s Dining and 

Spirits and the Art & Frame Station  
 
Zoning:           B-4 Business Residential, D-4 Downtown Overlay District 
Land Use:           Vacant Lot 
 
Existing Land Use and Zoning of Adjacent Properties: 
 

  
North 

 
South 

 
East 

 
West 

 
 

Existing Land 
Use 

 
Retail/ 

Commercial 
 

 
Retail/ 

Commercial 

 
Open Space/ 

Parking 

 
Parking/ 

Commercial  
 

 
Existing 
Zoning 
District 

 

 
B-4  

Business 
Residential 

 
B-4  

Business 
Residential 

 
B-2 

General 
Business 

 
B-4  

Business 
Residential 

 
Overlay 
Zoning 
District 

 
D-4 

 
D-4 

 
MU-7 

 
D-4 

 
Land Area:     existing: 21,510 ft2 

    proposed: Same as existing 
 
Minimum Lot Area  
per unit:   required: N/A 
    proposed: N/A 
 
Minimum Floor Area: required: N/A 
    proposed: N/A 
 
Maximum Total   required:  N/A 
Floor Area:   proposed: N/A 
       
Minimum Open Space: required:   N/A 
    proposed:   N/A 
 
Maximum Lot  required: N/A 
Coverage:   proposed: N/A 

 



Preliminary Site Plan Review  
412 – 420 E. Frank 
March 22, 2017 
Page 2 of 2 

 
Front Setback:   required:    0 ft. 
    proposed:    0 ft. 
 
Side Setbacks:   required: 0 ft. 
    proposed:    0 ft. 
       
Rear Setback: required:  Equal to that of the adjacent building  

proposed:  Equal to that of the adjacent building 
 
Max. Bldg. Height: permitted: 80 ft. and 4 or 5 stories                     
    
       proposed: 80 ft. and 5 stories 
 
Parking:    required: 15 off-street spaces  
    proposed: 90 off-street spaces, 11 on-street parking spaces 
 
Loading Area:  required: 3 
    proposed: 0 
 
Screening: 

Buffer to abutting  
Single-family:   required: N/A 
    proposed: N/A 
 
AC/Mech. units:           required: Screening to compliment the building or landscaping. 
    proposed: The HVAC units located on the roof of the building 

are proposed to be screened by a decorative 
stainless steel metal grate. 

 
Any additional mechanical units not specified on the plans must be screened in 
accordance with the requirements of the Zoning Ordinance. 
 
Dumpster:            required: 6 ft. masonry screen wall with gate                                                                                                                                                                                                                                                                                                                                                                                            
    proposed: Dumpster area will in the building envelope and 

screened by the building 

  



Planning Board Action List – 2017 – 2018    
  

TOPIC           SPECIFIC DIRECTION/ 
PROBLEM DEFINITION 

STUDY 
SESSION 

PUBLIC 
HEARING 

 
STATUS 

 
NOTES 

 
1 Definition of 

Retail - 
Short Term 
Study         
 

• Temporary relief to clarify retail 
& personal services definitions 

• City Manager’s memo to PB  
• Evaluate whether the current 

application of personal services 
is consistent with the intent of 
the 2016 Plan 

 

5/10/17 
6/14/17 
7/12/17 

 

7/12/17 PB In Progress 
 

• As directed by the City 
Commission on 5/8/17 
 

2 Bistro 
Parameters 
                   

• Review the bistro regulations 
on the location or number of 
outdoor dining seats permitted 

• Clarify and/or provide 
additional regulations to 
regulate the operation of 
bistros 

• Consider different standards for 
different districts 

7/12/17  In Progress • As directed by the City 
Commission on 7/10/17 

3 Economic 
Development 
License 
Boundary 
Review 
 

•  Consider revising the map in 
Exhibit A of the Zoning 
Ordinance to amend the 
number and/or location of 
properties that may qualify for 
an Economic Development 
liquor license into other areas 
of the City 

   • As directed by the City 
Commission on 7/10/17 



4 Renovation of 
Commercial 
Properties 
                   

      
    

    
      

    
      

      
 

     
   

   

   

 

• Amend the review procedures 
for new construction and/or the 
renovation of existing buildings 

• Clarify the distinction between a 
renovation and new 
construction 

• Clarify the distinction between a 
site plan review and a design 
review 

• Consider Planning Board 
review for use changes 

   • As directed by the City 
Commission on 7/10/17 

5 Commercial 
Projections onto 
Public Property / 
Architectural 
Allowances 
 

• Clarify in the Zoning Ordinance 
which, if any, projections are 
permitted into the ROW 

• Draft regulations to address 
the height, projection or 
permitted materials for 
architectural features 
projecting into the ROW 

   • As directed by the City 
Commission on 7/10/17 

6 Definition of 
Retail – Long 
Term Study        

 8/10/16 
3/29/17 
5/10/17 

 

  • As directed by the City 
Commission on 7/11/2016 

  



7 Shared 
Parking 
                   

• Evaluate the success/difficulties 
encountered in other 
communities 

• Require a formal shared parking 
agreement 

8/10/16 
     2/8/17 

3/29/17 
5/10/17 
7/12/17 

  • As directed by the City 
Commission on 7/10/17 

8 Consider 
looking at 
principal 
uses allowed 
and add 
flexibility    
("and other 
similar uses") 
 

      

   

   

 

• Evaluate the current system of 
listing only permitted uses in 
each zone district 

• Determine whether to continue 
this system, or switch to broad 
use categories that do not list 
all specifically permitted uses 
(ie. retail is permitted, instead 
of listing drugstore, shoe store, 
grocery store etc.) 

    

9 Potential 
residential 
zoning changes;  
MF & MX garage 
doors 
 

• Consider adding garage 
placement standards and/or 
garage and garage door size or 
design standards for mixed use 
and multi-family residential 
developments 

    

10 Rail District 
Boundary 
Review 

• Consider expanding the Rail 
District to include properties on 
the west side of S. Eton across 
from Big Rock and/or to 
include the North Eton Plaza 

   • As directed by the 
City Commission on 
7/10/17 

  



 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

Updated:  July 17, 2017 

11 Sustainable 
Urbanism 
(Green 
building 
standards, 
pervious 
surfaces, 
geothermal, 
native 
plants, low 
impact 
development 
etc.) 

 
 
 

 
 

 

• Incentive option in Triangle 
District 

• Guest speakers in LEED 
• Certification, Pervious Concrete, 

LED Lighting, Wind Power, 
Deconstruction 

• Sustainability website & awards 
• Native Plant brochure 

2/09/2005 
7/11/2007 
8/08/2007 
9/12/2007 
1/9/2008 
9/10/08 
1/14/09 
1/28/09 
2/10/09 
(LRP) 

5/13/09 
8/12/09 
11/11/09 
1/23/10 
(LRP) 

5/12/10 
6/9/10 

2/25/09  
 

 
 

 

(PB -  
 Solar)   

1/13/10   

  
 

(PB-Wind)  

 

 

 

2/10/10   

 
 

 

(PB–Wind) 

 
6/14/2010  
(CC-Wind) 

 

  

 

 
 

 

 

 

Solar 
ordinance 
completed. 
Wind 
ordinance 
completed. 

 

12 Additional 
Items to be 
Considered 
during Master 
Plan Process 
 
 
 

• Woodward Avenue Gateway Plan 
(Lincoln to 14 Mile Road) 

• Parking 
• Complete Streets 
• Regional Planning 

 

7/12/17  On Hold  

  



7/17/2017 City of Birmingham MI Mail - Fwd: Caruso Caruso, Birmingham MI

https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&jsver=YLDmfjBKkgk.en.&view=pt&search=inbox&th=15d50e0c50ec983c&siml=15d50e0c50ec… 1/1

Jana Ecker <jecker@bhamgov.org>

Fwd: Caruso Caruso, Birmingham MI 
1 message

Joe Valentine <jvalentine@bhamgov.org> Mon, Jul 17, 2017 at 10:08 AM
To: Jana Ecker <Jecker@bhamgov.org>

---------- Forwarded message ---------- 
From: Lennon Caruso <lennon@carusocaruso.com> 
Date: Sat, Jul 15, 2017 at 11:55 PM 
Subject: Caruso Caruso, Birmingham MI 
To: jvalentine@bhamgov.org 

Joe- 
At the request of other retailers I am sending you this email to please push for the ground floor square footage of
downtown Birmingham to remain retail, services, dining and / or entertainment only. Retail defined as goods sold such as
jewelry, clothing or housewares and services such as salons, makeup application, tailoring or even pedestrian computer
repair.  We need to pass or redefine any city ordinance in the downtown area that allows business' such as marketing
firms, advertising companies or startups to occupy "fish bowl" ground floor square footage. I strongly believe the residents
of our community want to window shop on their nightly strolls, not read "to do" lists written across white boards or be able
to view the new list of company leads coordinated by color on sticky notes. 
I have ran the daily operations at Caruso Caruso (166 W. Maple) for the past 10 years and was born and raised in this
community. Every time I walk by Shift Digital I can still smell Marty's Cookies (I know it's technically Cafe Viá but you get
what I'm saying.) 

Thank you for your time. I'd be happy to give you more feedback personally or lay things out for business owners,
landlords and / or Bham residents in a public setting. 

Thanks. Peace. Lennon Lalonde

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

mailto:lennon@carusocaruso.com
mailto:jvalentine@bhamgov.org
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews


7/11/2017 City of Birmingham MI Mail - Fwd: Commercial Office Space on First Floors/ Birmingham

https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&jsver=veUcgTCiZi4.en.&view=pt&search=inbox&th=15d2ceda71ab4f88&siml=15d2ceda71ab4… 1/1

Jana Ecker <jecker@bhamgov.org>

Fwd: Commercial Office Space on First Floors/ Birmingham 
1 message

Joe Valentine <jvalentine@bhamgov.org> Mon, Jul 10, 2017 at 10:35 AM
To: Jana Ecker <Jecker@bhamgov.org>

Please include with the PB materials for their July 12th meeting.

---------- Forwarded message ---------- 
From: Karen Mucha <karen.mucha@icloud.com> 
Date: Mon, Jul 10, 2017 at 10:04 AM 
Subject: Commercial Office Space on First Floors/ Birmingham 
To: jvalentine@bhamgov.org 

Mr. Valentine, 

We have lived in Birmingham for the past 20 years.  We enjoy having a vibrant retail downtown with stores and
restaurants.  We want this to remain as is.   We do not want first floor commercial businesses in the downtown retail
spaces.  It will adversely effect the success and vibrancy of the downtown retail district.   It will be a disincentive to new
shops and restaurants to open in birmingham. 

I am happy to discuss my thoughts at your convenience. 

Karen Mucha

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

mailto:karen.mucha@icloud.com
mailto:jvalentine@bhamgov.org
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews


7/13/2017 City of Birmingham MI Mail - Fwd: Downtown Birmingham Tenant Mix

https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&jsver=iufS2U4Cs3s.en.&view=pt&search=inbox&th=15d3bd71642b3b0e&siml=15d3bd71642b… 1/2

Jana Ecker <jecker@bhamgov.org>

Fwd: Downtown Birmingham Tenant Mix 
1 message

Joe Valentine <jvalentine@bhamgov.org> Thu, Jul 13, 2017 at 8:05 AM
To: "Andrew M. Harris" <aharris@bhamgov.org>, Carroll DeWeese <cdeweese@bhamgov.org>, Mark Nickita
<mnickita@bhamgov.org>, Patty Bordman <pbordman@bhamgov.org>, Pierre Boutros <pboutros@bhamgov.org>, Racky
Hoff <rackyhoff@hotmail.com>, Stuart Sherman <ssherman@bhamgov.org>, Tim Currier <tcurrier@bhlaw.us.com>
Cc: Jana Ecker <Jecker@bhamgov.org>

fyi
---------- Forwarded message ---------- 
From: Joe Valentine <jvalentine@bhamgov.org> 
Date: Thu, Jul 13, 2017 at 8:05 AM 
Subject: Re: Downtown Birmingham Tenant Mix 
To: Gillian Levy <Gannelevy@comcast.net> 

Ms. Levy,

Thank you for your email and sharing your concerns for the downtown retail mix.  To the contrary, the current discussions
are intended to further clarify the retail uses permitted in the downtown and encourage more retail establishments as you
suggest.  The City Commission has directed the Planning Board to provide a definition for personal services that is inline
with the City's downtown master plan and encourages a strong retail core in the center of the downtown.  Without a
definition for personal services, several office type uses have utilized this undefined category to occupy prime retail
spaces, which is not inline with our downtown master plan. This is what is currently being corrected.  Please know your
concerns are shared by the City Commission and on their way to being addressed.

I will pass along your comments and thank you again for your time in sharing your concerns.

Best Regards,
Joe Valentine

On Wed, Jul 12, 2017 at 6:21 PM, Gillian Levy <Gannelevy@comcast.net> wrote: 

Mr.Valentine

 

Please share this email with those members of the  board of commissioners who are considering permitting
commercial office space in store fronts.  I am a transplant from New York , and many reasons have kept me here
instead of returning to New York.  I have been a Birmingham resident since 1987, first in a house for almost 30 years
and now in an apartment in downtown.  Birmingham reminds of the neighborhood  where I grew up in Brooklyn.  There
was a main shopping thoroughfare, similar to our downtown area.  I knew most of the merchants, as I do now.  I enjoy
walking through the downtown area, as I did in the shopping area in Brooklyn,  looking in store fronts and seeing the
merchandise and art work.  No fun in looking at desks with people nose to nose with their computers.

It is my understanding that some of our city officials are trying to promote more office space on the first floor of
buildings, rather  than continuing to attract new businesses like Gazelle Sports, Back  Country North, West Elm,
Sundance Shoes; the Art Galleries, and other boutiques. Our downtown suffered when Somerset expanded but
rebounded with fines shops that do well on city streets rather than in malls. The downtown again rebounded after the
financial crisis and we have a thriving city.   
Office use of storefronts will serve to drive out retailers and reduce the homey feel  and vibrancy of our downtown.  We
cannot permit this to happen for the sake of a few landlords who seek out the quick dollar in place of being a resident
within our city and bringing in tenants that will harmonize with our downtown and keep it growing.  We certainly do not
need another storefront realtor or a computer consultant.

Change is a part of growth but that change can be tempered to serve the needs of the residents. We must preserve a
viable and vibrant downtown and not become an office space community only

 

mailto:jvalentine@bhamgov.org
mailto:Gannelevy@comcast.net
mailto:Gannelevy@comcast.net
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https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&jsver=iufS2U4Cs3s.en.&view=pt&search=inbox&th=15d3bd71642b3b0e&siml=15d3bd71642b… 2/2

Gillian A. Levy

555 S Old Woodward Avenue

Birmingham MI 48009

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews


7/11/2017 City of Birmingham MI Mail - Fwd: First Floor Retail

https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&jsver=veUcgTCiZi4.en.&view=pt&search=inbox&th=15d138cfe9af7428&siml=15d138cfe9af7428 1/1

Jana Ecker <jecker@bhamgov.org>

Fwd: First Floor Retail
1 message

Joe Valentine <jvalentine@bhamgov.org> Wed, Jul 5, 2017 at 12:19 PM
To: Jana Ecker <Jecker@bhamgov.org>, Matthew Baka <MBaka@bhamgov.org>

fyi
---------- Forwarded message ---------- 
From: Andrea Rehm <andirehm@yahoo.com> 
Date: Wed, Jul 5, 2017 at 11:26 AM 
Subject: First Floor Retail 
To: jvalentine@bhamgov.org 

It has recently come to my attention that the City of Birmingham is considering that offices be able to occupy the first floor
in the town?
I honestly didn't believe it since it would ruin our walkable community. Making such a radical decision would seriously
impact the vitality of our darling Downtown Shopping District.
I implore you do everything possible to keep such a move from happening. As someone who lives and works in
Birmingham I am very concerned.
Thank you for your time.
Best,

Andrea Rehm
738 Graefield Court
Birmingham, Mi 48009 

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

mailto:andirehm@yahoo.com
mailto:jvalentine@bhamgov.org
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews
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Jana Ecker <jecker@bhamgov.org>

Fwd: Keep retail on the first floor in town 
1 message

Joe Valentine <jvalentine@bhamgov.org> Mon, Jul 10, 2017 at 10:54 AM
To: "Andrew M. Harris" <aharris@bhamgov.org>, Carroll DeWeese <cdeweese@bhamgov.org>, Mark Nickita
<mnickita@bhamgov.org>, Patty Bordman <pbordman@bhamgov.org>, Pierre Boutros <pboutros@bhamgov.org>, Racky
Hoff <rackyhoff@hotmail.com>, Stuart Sherman <ssherman@bhamgov.org>, Tim Currier <tcurrier@bhlaw.us.com>
Cc: Jana Ecker <Jecker@bhamgov.org>

fyi
---------- Forwarded message ---------- 
From: Joe Valentine <jvalentine@bhamgov.org> 
Date: Mon, Jul 10, 2017 at 10:53 AM 
Subject: Re: Keep retail on the first floor in town 
To: Elizabeth Belkin <elizabeth.belkin@gmail.com> 

Ms. Belkin,

Thank you for your email sharing your concerns for ensuring a strong retail presence on first floor properties in the
downtown.  I will share you comments with the Planning Board as they plan to review this matter during their meeting on
July 12th.  This meeting is intended to review our downtown master plan as it relates to first floor retail and develop a
definition for personal services that coincides with retail uses.  This meeting will begin at 7:30pm at Birmingham City Hall.  

Thank you again for sharing your concern.

Best Regards,
Joe Valentine

On Sat, Jul 8, 2017 at 12:01 PM, Elizabeth Belkin <elizabeth.belkin@gmail.com> wrote: 
Hello,
I am a resident of Birmingham and I am very upset to hear that offices are looking to take over first floor retail.
 
I am opposed to this and as a former retailer, I know the value in having a downtown filled with amazing shops and
restaurants on the street level.
 
 
Thank you,
Elizabeth Belkin
411 South Old Woodward Avenue
unit 805
Birmingham, Michigan  48009
 
 
 
 

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

mailto:jvalentine@bhamgov.org
mailto:elizabeth.belkin@gmail.com
mailto:elizabeth.belkin@gmail.com
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
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To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

http://www.bit.ly/bhamnews
tel:(248)%20530-1809
tel:(248)%20530-1109
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Jana Ecker <jecker@bhamgov.org>

Fwd: Planning Commission Meeting June 14, 2017 
1 message

Matthew Baka <mbaka@bhamgov.org> Wed, Jun 14, 2017 at 5:02 PM
To: "Ecker, Jana" <Jecker@bhamgov.org>

Did you get this one?

Matthew Baka
Senior Planner
The City of Birmingham
mbaka@bhamgov.org
1(248) 530-1848

---------- Forwarded message ---------- 
From: Rick Huddleston <rhuddleston@valstonepartners.com> 
Date: Wed, Jun 14, 2017 at 4:58 PM 
Subject: Planning Commission Meeting June 14, 2017 
To: "mbaka@bhamgov.org" <mbaka@bhamgov.org> 

I will be attending the Planning Commission meeting this evening on behalf of VS Birmingham Holdings, LLC

VS Birmingham Holdings, LLC owns approximately 108,000 square feet of office and retail space in the building generally
known as Birmingham Place located at 401 South Old Woodward

VS Birmingham is OPPOSED to the proposed amendment to the definition of “retail” which is an agenda item for the

Please distribute the attached statement of opposition

I would request the opportunity to speak at tonight’s meeting

 

 

 

Richard Huddleston

ValStone Asset Management

260 East Brown, Suite 250

Birmingham, Michigan 48009

(248) 646-9200 x25

 

Statement of VS Birmingham re Redline Retail District.pdf 
13K

mailto:mbaka@bhamgov.org
tel:(248)%20530-1848
mailto:rhuddleston@valstonepartners.com
mailto:mbaka@bhamgov.org
mailto:mbaka@bhamgov.org
tel:(248)%20646-9200
https://mail.google.com/mail/u/0/?ui=2&ik=4033b3ab11&view=att&th=15ca86a5d9efbd08&attid=0.1&disp=attd&realattid=d09de9334b2584fb_0.1&safe=1&zw
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Jana Ecker <jecker@bhamgov.org>

Fwd: Please Share Attachment at Tonight's Meeting
1 message

Joe Valentine <jvalentine@bhamgov.org> Mon, Jun 19, 2017 at 5:55 PM
To: "Andrew M. Harris" <aharris@bhamgov.org>, Carroll DeWeese <cdeweese@bhamgov.org>, Mark Nickita
<mnickita@bhamgov.org>, Patty Bordman <pbordman@bhamgov.org>, Pierre Boutros <pboutros@bhamgov.org>, Racky
Hoff <rackyhoff@hotmail.com>, Stuart Sherman <ssherman@bhamgov.org>, Tim Currier <tcurrier@bhlaw.us.com>
Cc: Jana Ecker <Jecker@bhamgov.org>, Ingrid Tighe <itighe@bhamgov.org>

fyi
---------- Forwarded message ---------- 
From: Sharon Woods LandUseUSA <sharonwoods@landuseusa.com> 
Date: Mon, Jun 19, 2017 at 2:28 PM 
Subject: Please Share Attachment at Tonight's Meeting 
To: jvalentine@bhamgov.org 

Attn: City manager, city council, planning commission, planning staff, DDA, and other stakeholders

Please allow LandUseUSA to contribute the attachment and this email for this evening's
study group session.

In LandUseUSA's professional opinion, brick-and-mortar retail is NOT dead. In fact, this is the
perfect opportunity for your downtown merchants to "Take it Back" from Big-Box America.
National chains are contracting and downsizing because they are redundant and have failed to
deliver an enjoyable shopping experience for demanding and savvy shoppers. Those same
shoppers are now seeking a more complete experience and they want to be entertained while they
shop and dine.  

Please see the attachment and kindly share it with your city and planning officials at tonight's
meeting. This attachment is an updated excerpt from a study that we originally prepared for the
City of Birmingham in 2013 (as part of the Woodward Avenue Corridor plan). Although big-box
America is contracting, the enclosed line charts show that same-store-sales are growing (albeit
modestly), and sales per square foot is actually gaining - not declining. Some fluctuations should
also be expected year-to-year, and decade-to-decade. 

Dear Merchants, please don't let the media hype dissuade you from this new opportunity to
benefit from shifting consumer preferences. They are shifting in your favor! By focusing on
convenience, unique merchandise, high-service, and Placemaking amenities, and you can
collectively succeed in "Taking it Back".

The attached packet also identified some growth opportunities and retail niches that we identified
for Birmingham in 2013. 

Thank you for this opportunity to contribute.

Sharon

. . .  

Sharon Woods, CRE 
Counselor of Real Estate 
(517) 290-5531 
www.LandUseUSA.com

mailto:sharonwoods@landuseusa.com
mailto:jvalentine@bhamgov.org
tel:(517)%20290-5531
http://www.landuseusa.com/
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Target Market Analysis | Downtown Strategies | Land Use Economics

 

 

 

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

Birmingham Retail Market Study Update June 2017.pdf 
711K

tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews
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Jana Ecker <jecker@bhamgov.org>

Fwd: Principal shopping district
1 message

Joe Valentine <jvalentine@bhamgov.org> Mon, Jun 19, 2017 at 9:07 AM
To: Jana Ecker <Jecker@bhamgov.org>

fyi
---------- Forwarded message ---------- 
From: Joe Valentine <jvalentine@bhamgov.org> 
Date: Mon, Jun 19, 2017 at 9:07 AM 
Subject: Fwd: Principal shopping district 
To: "Andrew M. Harris" <aharris@bhamgov.org>, Carroll DeWeese <cdeweese@bhamgov.org>, Mark Nickita
<mnickita@bhamgov.org>, Patty Bordman <pbordman@bhamgov.org>, Pierre Boutros <pboutros@bhamgov.org>,
Racky Hoff <rackyhoff@hotmail.com>, Stuart Sherman <ssherman@bhamgov.org>, Tim Currier
<tcurrier@bhlaw.us.com> 

fyi - 
---------- Forwarded message ---------- 
From: Mark Nickita <mnickita@bhamgov.org> 
Date: Mon, Jun 19, 2017 at 8:01 AM 
Subject: Principal shopping district 
To: Joe Valentine <jvalentine@bhamgov.org> 

Joe

Has this been shared with all of the commission?

Thx
M

Mark Nickita, FAIA, CNU, APA
Mayor
City of Birmingham, MI

Like me on Facebook
Mark Nickita 

Twitter
@MarkNickita

Begin forwarded message: 

From: Barbara Ritsema <barbritsema@gmail.com> 
Date: June 19, 2017 at 7:47:49 AM EDT 
To: mnickita@bhamgov.org 
Subject: Principal shopping district 

To whom it may concern:  

I would like this to be shared with all who make decisions about our downtown shopping district. As a
lifelong resident  of Birmingham, what has kept me here are three things: our schools, our safe
neighborhoods, and our beautiful downtown shopping area. I am a true believer in supporting local
businesses, and I shop here as much as I can. When I have visitors from out of state, they are amazed that
a city like this exists, with shops and restaurants and has been voted numerous times as a most walkable

mailto:jvalentine@bhamgov.org
mailto:aharris@bhamgov.org
mailto:cdeweese@bhamgov.org
mailto:mnickita@bhamgov.org
mailto:pbordman@bhamgov.org
mailto:pboutros@bhamgov.org
mailto:rackyhoff@hotmail.com
mailto:ssherman@bhamgov.org
mailto:tcurrier@bhlaw.us.com
mailto:mnickita@bhamgov.org
mailto:jvalentine@bhamgov.org
mailto:barbritsema@gmail.com
mailto:mnickita@bhamgov.org
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city. 
It has come to my attention,  that there are those who are trying to promote more office space on the first
floor of buildings, rather  than continuing to attract new businesses like Gazelle sports, back  country north,
West Elm and Sundance Shoes; as well as encouraging business owners to adapt to changing interests
and opening stores like stem and stone. 
You only have to visit major cities, like Chicago to see what happens to areas that are primarily business
office space in the evening and on weekends:  even major retailers don't open, in those parts of the city,
and they lose the safety of a vibrant downtown area. 
The people who have been invested in Birmingham forever, while agreeing that change is necessary, do
not want to lose our downtown shopping area. What is attracting businesses to open offices, are the shops,
retail, and the restaurants. They need to be delegated to the second floor of buildings, or the perimeter the
central shopping district 

Thank you,  
Barb Ritsema 
165 Puritan Ave., Birmingham, MI 

Sent from my iPhone

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews
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Jana Ecker <jecker@bhamgov.org>

Fwd: Regarding ground floor office versus preserving the space for retail... 
1 message

Joe Valentine <jvalentine@bhamgov.org> Mon, Jun 19, 2017 at 4:40 PM
To: Jana Ecker <Jecker@bhamgov.org>

fyi
---------- Forwarded message ---------- 
From: Joe Valentine <jvalentine@bhamgov.org> 
Date: Mon, Jun 19, 2017 at 4:39 PM 
Subject: Fwd: Regarding ground floor office versus preserving the space for retail... 
To: "Andrew M. Harris" <aharris@bhamgov.org>, Carroll DeWeese <cdeweese@bhamgov.org>, Mark Nickita
<mnickita@bhamgov.org>, Patty Bordman <pbordman@bhamgov.org>, Pierre Boutros <pboutros@bhamgov.org>,
Racky Hoff <rackyhoff@hotmail.com>, Stuart Sherman <ssherman@bhamgov.org>, Tim Currier
<tcurrier@bhlaw.us.com> 

fyi

---------- Forwarded message ---------- 
From: Reed Benet <reedmbenet@gmail.com> 
Date: Mon, Jun 19, 2017 at 4:05 PM 
Subject: Regarding ground floor office versus preserving the space for retail... 
To: Joe Valentine <Jvalentine@bhamgov.org> 
Cc: cheryl@tenderbirmingham.com, Jacqueline Benet <jacquelinebenet@gmail.com> 

Hello Mr. Valentine:

It is my understanding that there will be a (Planning Commission or City Council?) discussion tonight at City Hall
regarding the high demand for ground floor office that might conflict with the upsides of preserving the space for retail.

I fully understand that the property owners want to get the most income from their ground floor property, and that they
might be able to do so today with office uses. And I'm also cognizant of ground floor being preferred for office workers
who might have trouble negotiating the stairs, or who might be endangered in an emergency if they aren't on the ground
floor. Yet other than these latter and I would assume rarer circumstances, I am the strongest supporter of preserving
ground floor for retail businesses since retail businesses make for walkable main streets.

It is my belief that ground floor retail, cafes (thank you for facilitating theses), and other such amenities are what make
ground floor office space in Birmingham so attractive. I strongly doubt that the other way works as well, let alone at all.

I trust that you will look into all relevant issues, but I would like to strongly support preserving ground floor space for retail.

Thank you for your consideration! 

--  
Reed M. Benet
Founder/CEO
zeroto6t, inc. DBA herohomes.com 
reedmbenet@gmail.com 
Cell: 415-342-3634

Goethe (1892): "Von hier und heute geht eine neue Epoche der Weltgeschichte aus und ihr koennt sagen, ihr seid dabei
gewesen." 

mailto:jvalentine@bhamgov.org
mailto:aharris@bhamgov.org
mailto:cdeweese@bhamgov.org
mailto:mnickita@bhamgov.org
mailto:pbordman@bhamgov.org
mailto:pboutros@bhamgov.org
mailto:rackyhoff@hotmail.com
mailto:ssherman@bhamgov.org
mailto:tcurrier@bhlaw.us.com
mailto:reedmbenet@gmail.com
mailto:Jvalentine@bhamgov.org
mailto:cheryl@tenderbirmingham.com
mailto:jacquelinebenet@gmail.com
http://herohomes.com/
mailto:reedmbenet@gmail.com
tel:(415)%20342-3634
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--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.
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Jana Ecker <jecker@bhamgov.org>

Fwd: Retail space 
1 message

Joe Valentine <jvalentine@bhamgov.org> Thu, Jul 13, 2017 at 8:08 AM
To: "Andrew M. Harris" <aharris@bhamgov.org>, Carroll DeWeese <cdeweese@bhamgov.org>, Mark Nickita
<mnickita@bhamgov.org>, Patty Bordman <pbordman@bhamgov.org>, Pierre Boutros <pboutros@bhamgov.org>, Racky
Hoff <rackyhoff@hotmail.com>, Stuart Sherman <ssherman@bhamgov.org>, Tim Currier <tcurrier@bhlaw.us.com>
Cc: Jana Ecker <Jecker@bhamgov.org>

---------- Forwarded message ---------- 
From: Joe Valentine <jvalentine@bhamgov.org> 
Date: Thu, Jul 13, 2017 at 8:08 AM 
Subject: Re: Retail space 
To: frank@carusocaruso.com 

Mr. Caruso,

Thank you for your email and sharing your concerns for a strong retail mix in the downtown.  I will share your comments
as this issue is discussed and ordinance language is developed to address this concern.  Your concerns are shared by
the City Commission and I expect clarification on this issue shortly.

Best Regards,
Joe Valentine

On Wed, Jul 12, 2017 at 7:17 PM, <frank@carusocaruso.com> wrote: 
 
I have had my business on Maple st. For 39 years,between the parking issues and landlords increasing rents it's been
a challenge. Please don't allow office space on the first floor, we need more retail to succeed.              Thank You. 
 Frank Caruso                       Caruso Caruso 
Sent from my iPhone

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct
(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct

mailto:jvalentine@bhamgov.org
mailto:frank@carusocaruso.com
mailto:frank@carusocaruso.com
tel:(248)%20530-1809
tel:(248)%20530-1109
mailto:jvalentine@bhamgov.org
http://www.bit.ly/bhamnews
tel:(248)%20530-1809
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(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.
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Jana Ecker <jecker@bhamgov.org>

Re: Retail Space 
1 message

Joe Valentine <jvalentine@bhamgov.org> Tue, Jul 11, 2017 at 8:28 AM
To: Tom Booth <tlbooth999@gmail.com>
Cc: Jana Ecker <Jecker@bhamgov.org>

Mr. Booth,

Thank you for email sharing your concerns regarding first floor retail.  I will share your concerns with the Planning Board
as they consider this issue.

Best Regards,
Joe Valentine

On Mon, Jul 10, 2017 at 7:41 PM, Tom Booth <tlbooth999@gmail.com> wrote: 

Dear Mr. Valentine,

I have read about the current issue facing the Birmingham Planning board regarding the definition of retail space.

 

In my opinion, I think it is important to maintain the retail space at ground level for shoppers.

The retail space attracts walkers and shoppers.  Without them, Birmingham character will change. 

Retail stores will wither and die without shoppers.

Please keep that in mind when discussing this issue.

 

Best regards,

Tom Booth

430 Aspen

Birmingham

 

P.S. I will not be able to attend the planning board meeting on July 12 due to a previous commitment.

 

 

Virus-free. www.avg.com

--  
Joseph A. Valentine
City Manager
City of Birmingham
151 Martin Street
Birmingham, MI 48009
(248) 530-1809   Office Direct

mailto:tlbooth999@gmail.com
http://www.avg.com/email-signature?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient
http://www.avg.com/email-signature?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient
tel:(248)%20530-1809
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(248) 530-1109   Fax
jvalentine@bhamgov.org
Twitter: @JoeValentine151

To get the latest information regarding the City of Birmingham, please sign up for our communication tools by clicking
here www.bit.ly/bhamnews.
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Statement of VS Birmingham Holdings, LLC 
In Opposition to Proposed Definition of Retail in the Redline Retail District 

 
 

VS Birmingham Holdings, LLC owns approximately 108,000 square feet of office and retail space in the 
building generally known as Birmingham Place located at 401 South Old Woodward.  Our principal executive 
offices are located in downtown Birmingham at 260 East Brown Street.  Furthermore, members of our 
management team reside in the City of Birmingham. 
 
We have reviewed the proposed Definition of Retail in the Redline Retail District as described in the 
memorandum dated May 2, 2017 (“Memorandum”) from Planning Director Jana L. Ecker to City Manager 
Joseph A. Valentine which is an agenda item for consideration by the Planning Commission at its meeting on 
June 14, 2017.  The suggested action advocated by the Planning Director is to “direct the Planning Board to 
review and present the recommendation to amend Article 3, section 3.04(C)(6), Specific Standards, to amend 
the Downtown Birmingham Overlay Standards to exclude community and personal service uses as permitted in 
the Redline Retail District and to forward a recommendation to the City Commission by June 26, 2017.”   
 
We call your intention to the top of the third page of the Memorandum which states “both the Planning Board 
and the Birmingham Shopping District Board have expressed concern with the existing retail definition, and 
have considered alternative definition to tighten the definition of retail to include only shops which sell 
products, not financial, real estate or other such personal services.” 
 
If this alternative definition were implemented, then by our count 31 out of the 103 current businesses in the 
District would not comply with the alternative definition.  Furthermore, by our count just over 10% of the 
storefronts in the District are vacant or soon to be vacant (businesses with “going out of business” displayed in 
the window).  These statistics are shown by street and in the aggregate in the table below 
 
 

  
 
 
We note that Birmingham Place is outside of the Redline Retail District and the proposed restriction of uses 
within the Redline Retail District may have a collateral benefit to Birmingham Place if tenants were to be 
displaced by the proposed tightening of the definition of retail, creating demand for properties immediately 
outside the Redline Retail District.  Nonetheless, VS Birmingham is OPPOSED to the proposed amendment of 
Article 3, section 3.04(C)(6).   
 
We believe that the proposed amendment infringes on the property rights of landlords.  Furthermore, we could 
find no feasibility study or impact analysis in the public record that was considered by the Planning Department 
in formulating its recommendation. 
 
While having the first floor storefronts within Downtown Birmingham populated exclusively with retail shops 
may be a laudable goal, it simply does not comport with current retailing realities.  Owners of commercial real 
estate need more flexibility not less in order to cope with the increasing uncertainties in the retail sector brought 
on by the Amazon effect. 

Street Compliant Non-Compliant Non-Compliant % Vacant
Maple 46 9 20% 6
Old Woodward 36 13 36% 4
Pierce 8 5 63% 0
Martin 2 1 50% 0
Merrill 11 3 27% 1
Total 103 31 30% 11



 
As Downtown Birmingham has evolved over the years, so has the configuration and layout of the first floor 
space within the District.  Many of the spaces occupied by beauty salons, banks and real estate firms are not 
readily adaptable to small space specialty retail typically found in the District.  Displacement of these tenants 
would, in our judgment, increases the overall amount and duration of vacancies within the District. 
 
Beauty salons, banks and real estate firms have been a part of the Downtown Birmingham community for many 
years and, drawing on our experience as a landlord in Birmingham, draw shoppers to Downtown Birmingham.  
We view the elimination of these businesses from the District to be ill advised.  Eliminating banks from the 
District would impose an unnecessary inconvenience for all businesses in Downtown Birmingham. 
 
What the Planning Director is proposing in our view is likely to increase the number of vacant storefronts in 
Downtown Birmingham and prolong the vacancy periods to the detriment of the Downtown Birmingham 
experience and the City of Birmingham lifestyle.  With 10% of the storefronts currently vacant or to-become 
vacant, the Planning Commission needs to enact policies to encourage more businesses to come to Downtown 
Birmingham and avoid policies which turns away prospective businesses. 
 
VS Birmingham reiterates it OPPOSITION to the proposed amendment. 
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Jana Ecker <jecker@bhamgov.org>

really? 
1 message

Christopher Longe <cjlonge@cjlongeaia.com> Tue, Jul 11, 2017 at 8:45 PM
To: "jlwboyce@gmail.com" <jlwboyce@gmail.com>, Robin Boyle <r.boyle@wayne.edu>, "stuartjeffares@gmail.com"
<stuartjeffares@gmail.com>, Dan Share <dshare@bsdd.com>, Gill Lazar <glazar@hallandhunter.com>,
"jwilliams@dickinsonwright.com" <jwilliams@dickinsonwright.com>, Scott Clein <sclein@giffelswebster.com>,
"bkoseck@neumannsmith.com" <bkoseck@neumannsmith.com>
Cc: Jana Ecker <jecker@bhamgov.org>

Dear Board Members;

I know you folks are looking forward to tomorrow’s Planning Board public hearing - basically trying to define
retail/personal services/commercial use/etc. at the request of the City Commission.

The articles I’ve referenced below (light reading as it is) do nothing more than reinforce what you may already be
thinking, believe to be accurate - or alternatively you may take issue with.
You can certainly find, with ease, a credible source to reinforce your thinking.

The reason I chose to engage in the conversation is five fold – 
1. I am a proponent - as are most building owners/architects/planners - in 1st floor retail being the highest and
best use for a pedestrian friendly city. 
2. Retail is not, at the moment (or for the past 20 years) a relevant or driving force filling for Birmingham
commercial space.
3. Merchants pay a PSD consultant to recruit and convince retailers to locate in Birmingham. If there were a line
to get in, Birmingham wouldn’t need a ’salesman’.
4. Forcing a solution on an already successful ‘mix’ is misguided and unnecessary.
5. Birmingham, to a very large degree, has become the Banking, Creative and Restaurant capital of Michigan -
AND – It could or should be embraced and marketed as such. Retail will follow and displace ‘personal
service/commercial’ as foot traffic increases. Factually building owners prefer retail – it is something desired,
creates an active environment and reinforces the ‘city’ vitality and viability. Traditionally retail commands a higher
rent rate forcing office use to the upper floors. It is not now nor has it been the case for a very long time.

As the Architect for  'Shift Digital' and 'McCann World Wide', I am compelled to respond to what has, for no real
or factual reason, become an issue.
The contention that somehow that these are not viable and  contributing to the city fabric is upsetting and not
accurate.

Shift replaced a large Real Estate office. McCann replaced a large failed retailer. 

‘Shift’ (2 locations on Maple Road), as you might expect, are concerned by the suggestion that they are ‘retail killers’. They
along with McCann worldwide – both national industry flagships – have filled spaces that, in McCann’s case (we designed
for retail that we could not attract – anchors nor smaller merchants) , were vacant for long periods of time.

Shift’s employees/owner (as I witness everyday/I’m a neighbor) use the services of local retailers and restaurants
(Starbucks, Via, Toast, Streetside, 220 Merrill, etc.), local caterers, have 250 Powerhouse Gym memberships, activate
previously dead West Maple and East Maple/Woodward Ave sidewalks & crossings. It’s AMAZING to see people on the
streets all times of the day as a result.

McCann and Shift along with other ’personal service’ outlets support and give rise to retail uses! Ferndale and Royal Oak
are working to get more office uses to support their retail/restaurants during the day, when their streets are largely vacant. 
Birmingham actually has daytime PEDESTRIAN TRAFFIC ! Retail will follow as the market that has been created …
additional retail will result. The balance between retail ‘personal service’ will change over time as the pendulum swings. 

I would hope that the Commission and the Planning Board would focus on the; BOTH-AND; not the EITHER-OR and on
solving the cyclical parking problem, which is a greater barrier to retail than any other factor.
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Encourage what you want. Carrot–not the stick sorta thing.

Success is hard to overcome.

Sincerely,
Chris Longe
 
“…do not be carried away by success into demanding more than is right or prudent.” - Winston Churchill

http://www.theridgefieldpress.com/83487/first-floor-retail-rule-finding-the-carrot-not-the-stick/

https://www.theatlantic.com/business/archive/2017/04/retail-meltdown-of-2017/522384/

http://www.zerohedge.com/news/2017-06-14/2017-will-be-worst-retail-apocalypse-us-history-over-300-retailers-
have-already-file

http://www.spur.org/publications/urbanist-article/2014-06-03/designing-ground-level

Christopher J. Longe AIA, Architecture & Interiors

124 Peabody, Birmingham, MI  48009 
P 248.258.6940           C 248.330.9595 

cjlonge@cjlongeaia.com

http://www.theridgefieldpress.com/83487/first-floor-retail-rule-finding-the-carrot-not-the-stick/
https://www.theatlantic.com/business/archive/2017/04/retail-meltdown-of-2017/522384
http://www.zerohedge.com/news/2017-06-14/2017-will-be-worst-retail-apocalypse-us-history-over-300-retailers-have-already-file
http://www.spur.org/publications/urbanist-article/2014-06-03/designing-ground-level
tel:(248)%20258-6940
tel:(248)%20330-9595
http://cjlonge@cjlongeaia.com/
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