VIRTUAL MEETING OF THE BIRMINGHAM PLANNING BOARD
WEDNESDAY, APRIL 28, 2021
7:30 PM
https://zoom.us/j/111656967 or dial: 877-853-5247 Toll-Free, Meeting Code: 111656967

Roll Call

Review and Approval of the Minutes of the regular meeting of April 14, 2021
Chairpersons’ Comments

Review of the Agenda

Rezoning Request

Mmoo

1. 300 & 394 S. Old Woodward, and portions of 294 E. Brown (Capital Title/Lutz &
Frank’s Shoe Service, portions of Coldwell Banker Weir Manual parking lot),
Request for rezoning from B2/D3 to B2/D4 in the Downtown Overlay District.

F. Zoning Ordinance Amendment Request

1. Request for an amendment to Chapter 126, Zoning, Appendix 1, Exhibit A, to amend
the Economic Development License map to include the properties at 300 & 394 S.
Old Woodward, and portions of 294 E. Brown — New Construction (Capital
Title/Lutz & Frank’s Shoe Service, portions of Coldwell Banker Weir
Manual parking lot) on the map contained in Exhibit A to allow the use of
economic development liquor licenses on these properties.

G. Special Land Use Permit Reviews

1. 300 & 394 S. Old Woodward, and portions of 294 E. Brown — New Construction
(Capital Title/Lutz & Frank’s Shoe Service, portions of Coldwell Banker Weir
Manual parking lot), Request for a Special Land Use Permit to consider approval of a new
4 story building, including a request to operate a restaurant using an Economic
Development Liquor License.

H. Community Impact Study Review

1. 300 & 394 S. Old Woodward, and portions of 294 E. Brown — New Construction
(Capital Title/Lutz & Frank’s Shoe Service, portions of Coldwell Banker Weir
Manual parking lot), Community Impact Study to consider approval of a new 4 story
building, including a request to operate a restaurant using an Economic Development Liquor
License (Continued from March 26, 2021).

I. Preliminary Site Plan Review

1. 300 & 394 S. Old Woodward, and portions of 294 E. Brown — New Construction
(Capital Title/Lutz & Frank’s Shoe Service, portions of Coldwell Banker Weir
Manual parking lot), Preliminary Site Plan Review to consider approval of a new 4 story
building, including a request to operate a restaurant using an Economic Development
Liquor License (Continued from March 26, 2021).

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


https://zoom.us/j/111656967

J. Miscellaneous Business and Communications:
1. Communications — No meeting May 12, 2021 (Eid) — Move PHSs to June 9, 2021
2. Administrative Approval Correspondence
3. Draft Agenda for the next Regular Planning Board Meeting (May 26, 2021)
4. Other Business

K. Planning Division Action Items
a. Staff Report on Previous Requests
b. Additional Items from tonight's meeting

L. Adjournment



City Of Birmingham
Regular Meeting Of The Planning Board
Wednesday, April 14, 2021
Held Remotely Via Zoom And Telephone Access

Minutes of the regular meeting of the City of Birmingham Planning Board held on April 14, 2021.
Chair Scott Clein convened the meeting at 7:30 p.m.

A. Roll Call

Present: Chair Scott Clein; Board Members Robin Boyle, Stuart Jeffares, Bert Koseck,
Daniel Share, Janelle Whipple-Boyce; Alternate Board Members Jason Emerine,
Nasseem Ramin; Student Representative Daniel Murphy (all located in
Birmingham, MI)

Absent: Board Member Bryan Williams; Student Representative Jane Wineman

Administration: Jana Ecker, Planning Director (“"PD")
Nick Dupuis, City Planner (“CP")
Laura Eichenhorn, City Transcriptionist

Fleis and Vandenbrink:
Julie Kroll

04-048-21
B. Approval Of The Minutes Of The Regular Planning Board Meeting of March 24, 2021

Mr. Share recommended that Mike Kulka be described as an ‘environmental engineer’ on page
three of the minutes.

Motion by Mr. Boyle
Seconded by Mr. Williams to approve the minutes of the Regular Planning Board
Meeting of March 24, 2021 as amended.

Motion carried, 6-0.

ROLL CALL VOTE
Yeas: Boyle, Share, Koseck, Whipple-Boyce, Clein, Ramin
Nays: None

Abstain: Jeffares
04-049-21
C. Chair's Comments

Chair Clein welcomed everyone to the virtual meeting. He stated the meeting was being held
under the auspices of state legislation. Chair Clein reviewed the meeting’s procedures.



Birmingham Planning Board Proceedings
April 14, 2021

04-050-21

D. Review Of The Agenda

There were no changes to the agenda.

04-051-21

E. Special Land Use Permit and Final Site Plan and Design Review

1. 720 N. Old Woodward, Vinewood Bistro (Lower Level in Kohler Building), Special
Land Use Permit and Final Site Plan and Design Review request to consider approval of
Vinewood, a new bistro proposed at the rear of the building, including the service of
alcoholic liquor (Postponed from February 24, 2021).

CP Dupuis presented the item.

In reply to Board inquiries, Planning Staff stated:

Given the dimensions, there should not be an issue with a vehicle making a turn in the
rear even if the two closest spots have vehicles in them. The Engineering Department
reviewed the plans, including that aspect, and did not flag it as an issue. Only one vehicle
would be able get through at a time.

There is nothing in the ordinance that would prevent the use of painted gypsum board as
part of the exterior.

The rear of the building could be considered to have a ‘pedestrian passage’ as required
by Item E in the bistro ordinance since there is a sidewalk lined by entrances to the
buildings. It might also not qualify as a ‘pedestrian passage’ since the aforementioned
entrances are not accessible to the public.

While the ordinance would not prevent this bistro from being located in the front of the
building, it might not be desirable since it would result in the loss of a parking spot.

In contrast with previous years, the Commission did not request that the bistros be
returned to them ranked in terms of priority.

Mr. Koseck said that if the rear of the building were considered a pedestrian passage then the
rear facade would need to have 70% glazing. He said he did not believe the plans as proposed
met the spirit or intent of the bistro ordinance, which is to create dialogue between the interior
and exterior.

Roman Bonislawski spoke on behalf of the applicant. He stated:

The proposed lighting would only slightly extend the existing lighting. The lighting would
need to remain as-proposed in order to maintain sufficient safe lighting for the patio. The
lighting would meet the zero condition at the edge of the ramp. A shield component could
be added to the top of the wall to trap light. The lights in the front of the building could
be reduced.

The applicant team is fully aware of the permitting requirements for floodwater areas.
The rear of the building should be described as a pedestrian path.

1



Birmingham Planning Board Proceedings
April 14, 2021

Chair Clein stated that all emails from the public were received by both Staff and the Board.

Public Comment

Kristen Tait, Drew Detling, and Kristen Bongiovanni, residents of Brookside Street, spoke against
many aspects of the Vinewood bistro proposal due to the impact it could have on their enjoyment
of their properties. The main concerns mentioned were noise, hours of operation, the size of the
proposed restaurant and the strain it would put on the area’s parking.

Ms. Tait noted that in her email she meant to write ‘Maplewood” and not ‘Merrillwood’. She also
suggested that the City should focus more on moving bistros and other establishments into
vacancies in the downtown area instead of into the neighborhoods.

John Roselli spoke as the owner of the adjacent building. He said he was concerned about
retaining his residential tenant on the upper floor of the building due to the hours of operation,
likely parking difficulties, potential noise issues and pedestrian safety in the rear of the building.
He said the dumpsters were consistently neglected by the owner and stated that he has cleaned
around them hundreds of times in his fifteen years of ownership of the building.

The Chair returned the conversation to the Board.

Mr. Boyle expressed concern about the potential environmental impact of the proposal on the
Rouge River.

Mr. Share observed that the applicant would not be able to move forward with operation unless
a permit is secured from EGLE.

Both Mr. Share and Ms. Whipple-Boyce stated that the rear of the building was not a pedestrian
passage. They also agreed that while the ‘winter garden’ aspect of the plans was creative, it was
not outdoor space. Both concurred that the project would not meet the intent of the bistro
ordinance in terms of activating the street.

Mr. Share also expressed concerns regarding the potential noise, dumpster issues, and pedestrian
conflict with vehicles accessing the adjacent building.

Chair Clein and Mr. Koseck both agreed that while they appreciated many aspects of the project
there were too many misalignments between the current proposal, the proposed location, and
the bistro ordinance.

Chair Clein commented that the likelihood of the project receiving the necessary permits to
operate in the floodplain was low and the cost would be high. He said he was aware that was a
permitting issue and not a site plan one. He said the proposal would be more appropriate if it
were located elsewhere in the City.

Motion by Mr. Share



Birmingham Planning Board Proceedings
April 14, 2021

Seconded by Mr. Koseck to recommend denial to the City Commission the Special
Land Use Permit for 720 N. Old Woodward — Vinewood Bistro — because the proposal
fails to satisfy the spirit and intent of the Zoning Ordinance as required in Section
7.26 and 7.27, specifically the outdoor enclosure issue of 3.04(c)(10)(h), and the ‘no
permanent structure requirement’ of Section 3.04(c)(10)(i), as well as floodplain,
dumpster, pedestrian interaction and storefront issues.

Mr. Koseck said the seating limits in the bistro ordinance were a key part of its appeal
and efficacy. He noted that the area in the rear of 720 N. Old Woodward would be
difficult to police. He also noted that even if the Planning Board did endorse the
proposed plans the applicant would still have to appear before the Board of Zoning
Appeals for a number of variance requests.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Share, Koseck, Jeffares, Whipple-Boyce, Clein, Ramin, Boyle
Nays: None

Motion by Mr. Share

Seconded by Mr. Koseck to recommend denial to the City Commission the final site
plan and design review for 720 N. Old Woodward — Vinewood Bistro — because the
proposal fails to satisfy the spirit and intent of the Zoning Ordinance as required in
Section 7.26 and 7.27, specifically the outdoor enclosure issue of 3.04(c)(10)(h), and
the ‘no permanent structure requirement’ of Section 3.04(c)(10)(i), as well as
floodplain, dumpster, pedestrian interaction and storefront issues.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Share, Koseck, Jeffares, Whipple-Boyce, Clein, Ramin, Boyle
Nays: None

04-052-21

F. Study Session Items
1. Solar Panel Regulations
CP Dupuis summarized the item.

Mr. Jeffares recommended the City enlist an expert in solar panels to review the ordinance
proposal in order to avoid potentially having to re-do or update the ordinance earlier than
necessary. Mr. Jeffares also recommended that the ordinance language specifically preclude
wall- or facade-mounted solar panels, stating that it is aesthetically unpleasing and could cause
issues with neighboring properties.



Birmingham Planning Board Proceedings
April 14, 2021

Chair Clein concurred with Mr. Jeffares’ recommendation regarding wall- or facade-mounted
solar panels.

Mr. Boyle asked if there was any near-future technology the ordinance should address.

Chair Clein said that strips of solar panels being used to line bicycle paths was being tried in
Europe, but that wide-spread implementation would not be in the near future.

In reply to Mr. Share, CP Dupuis said he did not recommend screening for ancillary equipment
because it would increase the difficulty of installation and maintenance. CP Dupuis noted this
ordinance review was being conducted with an aim towards reducing the impediments to using
solar panels in the City. He added that users of solar panels also needed quick access to
disconnect features.

Mr. Share recommended that the ordinance states that users of solar panels are not exempt
from screening otherwise required by the Zoning Ordinance.

CP Dupuis said he could update the recommended ordinance language with the Board’s
comments and have it ready for a public hearing on May 12, 2021.

Motion by Mr. Boyle
Seconded by Mr. Jeffares to set a public hearing on solar panel regulations ordinance
language for the regular Planning Board meeting of May 12, 2021.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Boyle, Jeffares, Whipple-Boyce, Clein, Ramin, Share, Koseck
Nays: None

2. Glazing Standards
CP Dupuis summarized the item.

Mr. Share said he had recent occasion to purchase some low-iron glass, and that it added about
15% to the cost. He stated that he found the difference between low-iron and regular glass to
be immaterial. He suggested that the low-iron requirement be removed from the recommended
language, saying he thought it inappropriate to burden owners and developers with the extra
cost.

Mr. Koseck and Ms. Whipple-Boyce, two other members of the Board familiar with glazing
standards from their professions, did not dispute Mr. Share’s recommendation when asked.

Motion by Mr. Share



Birmingham Planning Board Proceedings
April 14, 2021

Seconded by Ms. Whipple-Boyce to set a public hearing on Article 9, Section 9.02
Definition of Clear Glazing as presented without the reference to low-iron content for
the regular Planning Board meeting of May 12, 2021.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Share, Whipple-Boyce, Clein, Ramin, Koseck, Boyle, Jeffares
Nays: None

04-053-21

G. Miscellaneous Business and Communications:
a. Communications

PD Ecker reminded the Board that the Commission would be holding a special meeting regarding
the 2040 Master Plan on April 19, 2021 and that the Board had been asked to attend.

b. Administrative Approval Correspondence

CP Dupuis explained that the owner of EM Bistro wanted to change their outdoor dining chairs to
sculptural, white ones constructed of polypropylene. CP Dupuis noted that while polypropylene
would not usually be considered a high-enough quality material for outdoor bistro chairs, these
chairs differed significantly from standard plastic seating.

Mr. Koseck said the ordinance’s main concern regarding the materials for outdoor bistro seating
is longevity. He said that these chairs would withstand the elements and would not likely have
longevity issues.

The Board, with the exception of Chair Clein, endorsed allowing an administrative approval for
the request. Chair Clein’s dissent arose from a dislike of the chairs and concern regarding their
recyclability.

CP Dupuis said he would proceed with an administrative approval of the request.

CP Dupuis then asked the Board how the matter of outdoor dining decks should be addressed
once the Covid-19 guidelines for outdoor dining decks in the City expire.

Mr. Boyle said the City should decide on a more comprehensive approach to how outdoor dining
should interact with the streetscape in Birmingham over the next five to ten years before specific
design guidelines for outdoor dining should be created.

Mr. Jeffares noted that the Board would need to come up with an answer quickly in order to have
recommendations ready for Fall 2021.



Birmingham Planning Board Proceedings
April 14, 2021

Chair Clein concurred with both Mr. Boyle and Mr. Jeffares. He said the City needed guidance
from the Commission vis-a-vis the desired interplay between outdoor dining and the streetscape,
as Mr. Boyle stated.

CP Dupuis said the Planning Department would internally discuss the matter further to determine
next steps.

c. Draft Agenda for the next Regular Planning Board Meeting (April 28,
2021)
d. Other Business
Mr. Boyle reported attending the Commission workshop regarding the Ad Hoc Unimproved Streets
Study Committee’s (AHUSSC) recommendations. He said the workshop format had clear benefits
and should be used in the City more widely. He also said there seemed to be an appetite to
implement many of the AHUSSC’s recommendations.
04-054-21
H. Planning Division Action Items
a. Staff Report on Previous Requests
b. Additional Items from tonight's meeting
04-055-21

I. Adjournment

No further business being evident, Chair Clein adjourned the meeting at 9:22 p.m.

Jana L. Ecker

Planning Director
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Planning Division

DATE: April 23, 2021

TO: Planning Board

FROM: Jana Ecker, Planning Director

SUBJECT: Rezoning Request for 300 - 394 S. Old Woodward and a portion of

294 E. Brown Street

The subject site includes the properties known as 300 — 394 S. Old Woodward, and portions of the
property located at 294 E. Brown. These properties are currently occupied by Capital Title/Lutz,
Roche Bobois/Frank’s Shoe Service and Coldwell Banker Weir Manual. The entire property has a
total land area of 54,052.96 sq.ft. or 1.24 acres. It is located on the west side of S. Old Woodward,
including the entire block of S. Old Woodward from Brown Street south to Daines Street. All parcels
are zoned B2 General Business and D-3 in the Downtown Birmingham Overlay District.

The applicant is proposing to rearrange the parcel lines for the above three properties to create two
new parcels through the lot split and combination process. The applicant is proposing to split off
the westernmost portion of the 300 S. Old Woodward (currently parking lot) and combine this
portion with the parcel at 294 E. Brown Street. In addition, the applicant is proposing to split off
the easternmost portion of the L-shaped parcel at 294 E. Brown and combine this with the parcel
at 394 S. Old Woodward. Finally, the applicant proposes to combine the new parcels at 300 and
394 S. Old Woodward to create one large new parcel that will run from Brown south to Daines. The
applicant is required to obtain approval of the City Commission for the proposed lot
splits and lot combination to create the new lot that is the subject of this application
and shown on the site plan. The applicant has submitted applications to the City Commission
for their review. On April 12, 2021, the City Commission set a public hearing date of May 10, 2021
to consider the requests for lot split/rearrangements and lot combination for the subject properties.

The existing buildings (currently 300 and 394 S. Old Woodward) on the lot to be newly created are
proposed to be demolished to construct a new 4 story mixed use building with retail and design
uses on the first three floors, and a restaurant on the fourth floor. One level of underground parking
is proposed to house 24 cars. As the building is located within the Parking Assessment District, no
on-site parking is required for the proposed commercial uses. The applicant is required to obtain
site plan approval for the proposed building, as well as acceptance of a Community Impact Study,
as the building is larger than 20,000 sq.ft. in size. The Planning Board reviewed the Community
Impact Study and Preliminary Site Plan on March 26, 2021. After much discussion, the Planning
Board postponed both matters to the April 28, 2021 meeting to allow the applicant to address
concerns about the traffic study methodology with the City's transportation consultants.

In order to permit the use of a restaurant on the fourth floor, the applicant is proposing a rezoning
of the new parcel encompassing 300 - 394 S. Old Woodward and portions of 294 E. Brown. Thus,
the applicant has requested that the Planning Board hold a public hearing to consider the rezoning
of the property from B-2 (General Business) and D-3 (Downtown Overlay) to B-2 (General Business)
and D-4 (Downtown Overlay). The maximum height allowed in the D-4 zoning district is 4 stories
with a bonus fifth story for residential. The applicant has stated they plan to limit a building to four



stories.

In addition, the applicant will be proposing zoning amendments to Chapter 126, Zoning, of the City
Code to allow the use of economic development liquor licenses with a Special Land Use Permit on
this site, which will include an application for an amendment to Exhibit 1, Appendix C, to add the
properties at 300 — 394 S. Old Woodward to this map. This request is discussed under separate
cover.

History of Property

Information gathered by PM Environmental for a Phase 1 Environmental Site Assessment on the
property history revealed that the subject property was previously used for automotive service and
sales, a dry cleaning facility, a fur retailer with possible repair or cleaning operations, and a gasoline
dispensing station with underground storage tanks.

300 S. Old Woodward

The northern portion of the subject property was developed prior to 1921 with a residential dwelling
and a garage structure. A small storefront building was also constructed between 1926 and 1931,
and may have been used to support a used car sales operation on the surface lot that existed at
the time. Both structures were demolished in 1949, and the current building at 300 S. Old
Woodward was completed in 1954, with an addition in 1994. Historical records demonstrate that
existing building on the site has been used as professional offices since at least 1951.

360 — 394 S. Old Woodward

The southern portion of the subject property was also developed prior to 1921 with a residential
dwelling and shed structure. The residential dwelling was converted to a storefront by 1926. In
approximately 1929, both structures were demolished and a majority of the existing building was
constructed to house an automotive service operation and gasoline dispensing station. An addition
to the original service building was completed in the late 1960's, and the building continued to be
used for automotive service operations until at least 1967. A portion of the existing building was
occupied by a theater between 1966 and 1986, a portion of the building remained in use for
automotive sales and service until 1988, and a portion was used for drycleaning services between
1969 and 1976. Frank’s Shoe Service and other retail sales operations have also been located in
the existing building since at least 1969.

Requirements for Rezoning

The requirements for a request for the rezoning of a property are set forth in Article 07, section
7.02 of the Zoning Ordinance as follows:

Each application for an amendment to change the zoning classification of a particular
property shall include statements addressing the following:

1. An explanation of why the rezoning is necessary for the preservation and
enjoyment of the rights of usage commonly associated with property
ownership.

Applicant response:
e The rezoning of the subject property to B2/D4 would result in the preservation
and enjoyment of the rights of usage commonly associated with property
ownership for the applicant. This property is unique in that it sits across



Brown Street from the five story Daxton Hotel and kitty-corner from the ten
story Birmingham Place. However, this property is currently zoned B2/D3.
While a four story building may be constructed in the D3 zone, the ordinance
mandate the fourth floor to be residential. This area of S. Old Woodward has
more apartments and condominiums than any other area of Downtown
Birmingham. There are residential units in Birmingham Place, the 555
Building, and the Forefront. The applicant is a retailer seeking four stories of
retail operations with food and beverage services on the fourth floor. The
rezoning is necessary to preserve the applicant’'s enjoyment of its permitted
uses of retail and restaurant in the Downtown Overlay District. Both uses are
permitted in the Downtown Overlay; note that all restaurants serving alcoholic
beverages are subject to a Special Land Use Permit.

e Other property owners in the S. Old Woodward corridor, including most of
those across S. Old Woodward south of Brown Street, enjoy the designation
of the Economic Development License zone, including those of principally
residential buildings and whether the properties face S. Old Woodward or
Woodward Avenue. Further, the iconic Phoenicia restaurant serves alcoholic
beverages in the subject property’s current D3 zone on the west side of S.
Old Woodward. Placing the subject property in the Economic Development
License zone would allow the applicant to enjoy the same restaurant use with
alcoholic beverage service as is enjoyed by many of the neighboring property
owners.

2. An explanation of why the existing zoning classification is no longer
appropriate

Applicant response:

e After reviewing the 2016 Plan, the existing zoning for the subject property
should be updated so it is possible to allow a four story retail development.
The RH experience is one of stand-alone buildings in walkable neighborhoods.
Destination stores with restaurant amenities are one of the ways retailers like
RH continue to thrive. RH offers customers the cultural experience of visiting
a gallery. This is good news for cities like Birmingham. Malls draw pedestrian
shoppers away from downtown areas while the applicant’s project will bring
shoppers into Downtown Birmingham. Additionally, with Birmingham Place
and the 555 Building just south of the subject property, the streetscape of S.
Old Woodward in this area of the City is architecturally balanced by the
addition of the applicant’s proposed, classically designed four story building
with a top floor restaurant, drawing pedestrians off the street to shop and
relax in a restaurant setting.

e Similarly, the new or returning concept of stand-alone destination retail
supports placing the subject property in the Economic Development License
zone. Current zoning of the subject property does not support the RH concept
of a destination retail that is a dramatic, economic improvement to the
property, and that offers a first-class dining experience. The RH concept
complements the goals of the Birmingham Master Plan and is a benefit to the
City. The changes in the zoning requested here will allow this concept to be
developed in our City. Hence, the current zoning is no longer appropriate.



3. An explanation of why the proposed rezoning will not be detrimental to
the surrounding properties.

Applicant response:

e The rezoning of this property to B2/D4 is complimentary to the surrounding
properties, rather than detrimental. First, the uses proposed for the building
and the D4 zone will allow the property to accommodate a large, stand-alone,
destination retailer. Second, it will bring a unique strolling shopping
experience to the nearby residents of Birmingham Place, the 555 Building,
and residential neighborhoods, as well as permit a handsome, four story
building with underground garage designed to the standards of the D4 zone.
Third, it will give new life to the S. Old Woodward streetscape between Brown
and Daines, while at the same time it will comply with the spirit and intent of
the 2016 Plan and the Birmingham Zoning Ordinances.

Article 7, section 7.02 of the Zoning Ordinance further states:

Applications for amendments that are intended to change the zoning classification of a particular
property shall be accompanied by a plot plan. Information required on plot plans shall be as follows:

1. Applicant’'s name, address and telephone number.

2. Scale, north point, and dates of submission and revisions.

3. Zoning classification of petitioner’s parcel and all abutting parcels.

4. Existing lot lines, building lines, structures, parking areas, driveways, and other
improvements on the site and within 100 feet of the site.

5. Existing use of the property.

6. Dimensions, centerlines and right-of-way widths of all abutting streets and alleys.

7. Location of existing drainage courses, floodplains, lakes, streams, and wood lots.

8. All existing easements.

9. Location of existing sanitary systems and or septic systems.

10. Location and size of existing water mains, well sites and building service.

11. Identification and seal of architect, engineer, land surveyor, or landscape architect who

prepared the plans. If any of the items listed above are not applicable to a particular plot
plan, the applicant must specify in the plot plan which items do not apply and, furthermore,
why the items are not applicable.

A land survey was provided by the applicant with the required details and is attached to this report.

Planning Division Analysis & Findings

In accordance with Article 7 of the Zoning Ordinance, the Planning Board is required to conduct a
public hearing on an application for rezoning, and to make a recommendation on the rezoning to
the City Commission. Article 7, section 7.02(B)(5) of the Zoning Ordinance states:

The Planning Board shall make written findings of fact and transmit same, together with its
recommendation, to the City Commission. The City Commission may hold additional
hearings if the City Commission considers it necessary. The Planning Board shall make
findings based on the evidence presented to it with respect to the following matters:

a. The objectives of the City’s then current master plan and the City’s 2016 Plan.

b. Existing uses of property within the general area of the property in question.

c. Zoning classification of property within the general area of the property in question.



d. The suitability of the property in question to the uses permitted under the existing
zoning classification.

e. The trend of development in the general area of the property in question, including
any changes which have taken place in the zoning classification.

Accordingly, the Planning Division has reviewed the evidence presented with respect to the matters
listed in Article 7, section 7.02(B)(5) of the Zoning Ordinance as noted below.

A. The objectives of the City’s then current master plan and the City’s 2016 Plan

The Birmingham Plan (1980) is the master plan currently in effect for the entire city, although
a first draft of an updated 2040 Master Plan has been completed, but not yet adopted by
the City Commission. The 1980 plan shows the subject properties with commercial use,
similar to the surrounding Central Business District, and a maximum height limit at the time
of four stories.

The Future Land Use Plan (“FLUP”) contained in the 1980 shows the subject property
designated for office and low-intensity commercial development. The 1980 Plan states that
art galleries, boutiques, and home furnishings stores are recommended for such low-
intensity commercial areas. In addition, the FLUP also recommends that quality restaurant
and entertainment facilities be encouraged to expand in the downtown area (with the
exception of fast food establishments), as “restaurants are magnets which bring potential
shoppers into the Downtown”.

The Birmingham Plan also noted the presence of several sensitive residential neighborhoods
surrounding Downtown, including the Woodward-Lincoln-Pierce area. The subject property
requesting rezoning at this time does not abut any portion of this sensitive residential area.
The entire area east of Purdy between Brown and Daines was considered the commercial
area of downtown, thus there are no residential properties contained within the entire block
on which the subject site is located. There are residential properties located on the
southwest corner of the block located south of Daines Street.

The Downtown Birmingham 2016 Plan (“2016 Plan™) was adopted in 1996 to specifically
improve the downtown area. The 2016 Plan was formally integrated into the requirements
of the Zoning Ordinance shortly thereafter through the creation of the Downtown
Birmingham Overlay District which defined the area to be governed by the recommendations
in the 2016 Plan. The subject property to be considered for rezoning is located in the
Downtown Birmingham Overlay District. The current D-3 Overlay Zoning already permits
the development of four story buildings, if the fourth floor is used as residential. The
requested rezoning to D-4 Overlay Zoning would allow the applicant to construct a four story
building with a fourth floor restaurant use.

The 2016 Plan encourages D-3 flexible use buildings in this area (which are permitted to be
4 stories in height), to provide a connection between Downtown and the south end of S. Old
Woodward, and encourages anchor retail development. The rezoning request made by the
applicant is to allow the construction of a four story mixed use building to house Restoration
Hardware. The proposed retail, gallery, design services and restaurant uses all work
together to provide a significant retail anchor as recommended by the 2016 Plan to activate
this area and support an active live, work and play environment for downtown.

The 2016 Plan also 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”, and encourages proper
building mass and scale to create an environment that is more comfortable to pedestrians,
thus creating a walkable downtown. While the proposed rezoning to D-4 would also permit
five story buildings, the applicant has indicated that they wish to limit development on the
subject property to four stories. Both four or five story buildings would provide for significant
massing at this important corner of Brown and S. Old Woodward. The height limit of four
stories proposed by the applicant will also provide a transition from the five story Daxton
Hotel to the north and the three story Forefront building to the south, ensuring that any new
building will be harmonious with existing buildings.

. Existing uses of property within the general area of the property in question

The property to the north of the subject site houses a recently constructed five story hotel,
with a mix of retail and restaurant uses on the first floor, and residential uses on the top
floor. The properties to the east of the site across S. Old Woodward include a mix of retail,
restaurant and office use, as well as residential uses in the Birmingham Place building. The
property located to the west of the subject site is a commercial office building with surface
parking. The property across Daines Street to the south contains a mix of retail and
commercial uses on the first floor, and residential uses on the upper floors.

The following chart summarizes the land uses and zoning districts adjacent to and in the
vicinity of the subject site.

North South East West
Existing Land Retall( Retall( Retail / Commercial/
Use Commercial / Commercial / Commercial/ Parkin
Hotel Residential Residential 9
Existing B-4, Business B-2, General BZ General B-2, General
Zonin Residential Business Business & B-3, Business
9 Office Residential
Overlay Zoning D-4 D-2 D-3 & D-4 D-3

C. Zoning classification of property within the general area of the property in

question.

The properties immediately north of the subject site are zoned B4 and D4, which allow a mix
of residential, retail and commercial uses, and buildings up to 5 stories in height up to a
maximum height of 80'. The property to the west of the subject site is zoned B2 and D3,
which also allow a mix of residential, retail and commercial uses, and buildings up to 4 stories
in height up to a maximum height of 68’. Across S. Old Woodward to the east, adjacent
properties are zoned B2 and D3 (Peabody Mansion and Powerhouse Gym Building), which
allow a mix of residential, retail and commercial uses, and a maximum height of 4 stories
and 68'. In addition, also across S. Old Woodward to the east adjacent to the subject site
is the Birmingham Place building which is zoned B3 and D5, which also allows a mix of
residential, retail and commercial uses, allows more than 5 stories, up to a maximum height



of 180'. The property to the south across Daines is zoned B2-B and D2, also allowing a mix
of residential, retail and commercial uses and buildings up to 3 stories and 56’ in height.

D. The suitability of the property in question to the uses permitted under the existing

zoning classification.

Under the current zoning, all of the same uses are permitted as those under the proposed
D4 zoning classification. However, while the existing D3 zoning does permit a fourth floor
as proposed by the applicant, it is only permitted if it is used solely for residential use. Thus,
the applicant is proposing the rezoning from D3 to D4 to permit a fourth floor for restaurant
use. Restaurant uses are permitted in both D3 and D4 of the Downtown Overlay District.
The applicant has stated that the proposed restaurant use on the fourth floor is necessary
for the proposed development to allow Restoration Hardware to create a unique, experience-
based retail destination for Downtown Birmingham.

The trend of development in the general area of the property in question,
including any changes which have taken place in the zoning classification.

The Daxton Hotel immediately north of the subject site was recently completed, and opened
for business this spring. The Daxton Hotel is a 5 story, mixed use building that contains
hotel, residential, retail and restaurant uses. In addition, to the south, the Forefront Building
was completed several years ago with retail/commercial space on the first floor and
residential units on the upper floors. The Forefront was purchased, and the new owners
recently applied for approval to increase the number of residential units on the upper floors
(within the original building envelope). In 2017, the Birmingham Place building adjacent to
the east was also rezoned to D5 under the Downtown Overlay. While no changes were
made to Birmingham Place at the time, the new zoning now permits buildings over 5 stories
in height (up to 180’) so long as they are compatible with adjacent buildings, thus correcting
the previous legal, non-conforming status of that building with regards to height.

Based on a review of the rezoning application and supporting documentation submitted by the
applicant, a review of the applicable master plan documents, current zoning and recent development
trends in the area, the Planning Department finds that the applicant meets the established Zoning
Ordinance requirements in Article 7, section 7.02(B)(5) to qualify for a rezoning of the property from
D-3 to D-4 in the Downtown Overlay district for the purpose of permitting a fourth floor to be used
as a restaurant. Given the recommendations of the 2016 Plan, the existing mix of uses in the
immediate area and given the size and quality of the building, the proposal to rezone to D4 is
appropriate and compatible with both the zoning and height of properties within the general area.

Departmental Reports

1.

Engineering Division — The Engineering Department will provide any comments prior to the
April 28, 2021 Planning Board meeting.

Department of Public Services —The Department of Public Services will provide any
comments prior to the April 28, 2021 Planning Board meeting.

Fire Department — The Fire Department has no concerns with the rezoning at this time.

Police Department — The Police Department has no concerns with the rezoning application.




5. Building Department — The Building Department has no concerns with the rezoning
application at this time.

Sample motions with attached conditions have been provided in the event that the Planning Board
deems it appropriate to send a recommendation of approval forward to the City Commission.

Suggested Action:

Based on a review of the rezoning request and supporting documentation submitted by the
applicant, a review of the applicable master plan documents and the development trends in the
area, the Planning Board adopts the findings of fact contained in the staff report dated April 17,
2020 and recommends APPROVAL to the City Commission for the rezoning of 300 -394 S. Old
Woodward and a portion of 294 E. Brown Street from D-3 to D-4 in the Downtown Overlay.

OR

Based on a review of the rezoning request and supporting documentation submitted by the
applicant, a review of the applicable master plan documents and the development trends in the
area, the Planning Board recommends DENIAL to the City Commission of the applicant’s request
for the rezoning of the property at 300 - 394 S. Old Woodward and a portion of 294 E. Brown Street
from D-3 to D-4 in the Downtown Overlay for the following reasons:

1.
2.
3.

OR

Motion to recommend POSTPONEMENT of the applicant’s request for the rezoning of the property
at 300 - 394 S. Old Woodward and a portion of 294 E. Brown Street from D-3 to D-4 in the Downtown
Overlay, pending receipt and review of the following information:

1.
2.
3.




Planning Board Minutes
March 26, 2021

F. Community Impact Study Review

1. 300 & 394 S. Old Woodward, and portions of 294 E. Brown — New Construction
(Capital Title/Lutz & Frank’s Shoe Service, portions of Coldwell Banker Weir Manual parking
lot), Community Impact Study to consider approval of a new 4 story building, including a
request to operate a restaurant using an Economic Development Liquor License.

Chair Clein said he would be recusing himself from the Board’s considerations regarding 300 & 394
S. Old Woodward and portions of 294 E. Brown. While he said he and the City Attorney determined
he had no conflict-of-interest, he was concerned that existing business relationships between his
company and parties affiliated with the applicants could lead to the public impression of a conflict-
of-interest. The Chair said that if it became clear in the future that his participation in these
discussions would not result in the public impression of a conflict-of-interest, he would rejoin
deliberations regarding 300 & 394 S. Old Woodward and portions of 294 E. Brown at that time.

The Chair recused himself and left the meeting at 8:06 p.m.

Mr. Emerine filled the Board vacancy stemming from the Chair’'s recusal and Vice-Chair Williams
commenced facilitation of the meeting.

PD Ecker presented the CIS.

Victor Saroki, architect, Richard Rattner, attorney, Dave Stanchak, President of RH, Paul O’Meara,
engineer, and Mike Kulka, Environmental Engineer, were present on behalf of the application.

Ms. Kroll reported she had met with the applicant team and they confirmed they would get her the
additional traffic information she had requested.

In reply to Mr. Share, Ms. Kroll explained that the Multi-Modal Transportation Board had recently
updated the transportation impact study requirements for the City, and that adding crash analyses
was one of the updates. She said that there were no accident mitigation measures beyond signage
recommended for the intersection of S. Old Woodward and Brown since the majority of the accidents
resulted from parking issues and inattentive drivers. She confirmed some of the parking in front of
the building may be eliminated to make room for the valet, and that if that were to occur it may
reduce some of the parking accidents.

In reply to a request from Vice-Chair Williams, Mr. Emerine said he could work as the Board’s
representative with Ms. Kroll and Mr. O’'Meara regarding the site’s traffic impact.

In reply to Mr. Emerine, Ms. Kroll explained she wanted to produce a conservative traffic analysis
to make sure that the site could handle the peak amount of likely traffic. She said that would better
ensure that severe issues with traffic around the site do not ensue from the proposed uses.

The Board was advised by the applicant team that furniture loading and unloading would occur
infrequently since RH is a showroom only and furniture purchases would be coming from off-site.
Vice-Chair Williams and Mr. Boyle asked that furniture delivery trucks still be addressed in upcoming



discussions of this item since the pieces in the showroom would likely be refreshed from time to
time.

Mr. Saroki stated that the applicant team would resolve all issues raised by City departments and
by Ms. Kroll's comments on the traffic study.

Mr. Kulka stated that the site had no more significant environmental issues than similar urban sites.
He said any issues found in the environmental study would be remediated.

In reply to Mr. Share, Mr. Kulka committed the applicant team to environmentally remediating the
site to residential criteria.

Public Comment

Mr. Reagan said he was concerned about there being insufficient parking proposed and in the area
to support the site. He said he was also concerned about the impact of the project on nearby
residences.

In reply to a question from David Bloom, Mr. Saroki said one area of the site would gain three
parking spaces and another area would lose 11, leading to a net loss of eight parking spaces from
the current number available. He also stated that RH paid for the CIS.

Mr. Share complimented the applicant team on their work thus far.

Motion by Mr. Share

Seconded by Mr. Emerine to postpone action on the Community Impact Study as
provided by the applicant to April 28, 2021 for the proposed development at 300 - 394
S. Old Woodward and a portion of 294 E. Brown Street, allowing the applicant the
opportunity to address the issues raised by the Planning Department in its review of the
CIs.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Share, Emerine, Williams, Whipple-Boyce, Koseck, Boyle, Ramin
Nays: None

03-045-21
G. Preliminary Site Plan Review
1. 300 & 394 S. Old Woodward, and portions of 294 E. Brown — New Construction
(Capital Title/Lutz & Frank’s Shoe Service, portions of Coldwell Banker Weir Manual
parking lot), Preliminary Site Plan Review to consider approval of a new 4 story building,
including a request to operate a restaurant using an Economic Development Liquor
License.

PD Ecker reviewed the item.

In reply to Mr. Share, PD Ecker said she would speak with the Engineering Department regarding
possible options for additional sidewalk lighting on Daines.



Mr. Saroki explained that the landscaping off of Daines would be on the Coldwell Banker site with
the consent of the property’s owner. He stated that RH would be paying for the landscaping.

Mr. Stanchak provided a brief overview of the design inspiration for the Birmingham site and showed
a rendering of RH Birmingham.

Jim Arpin, President of the Condo Association at Birmingham Place, said he appreciated what he
had seen of the plans so far. Mr. Arpin invited the applicants to meet with the Condo Association.

Vice-Chair Williams encouraged the applicants to take Mr. Arpin up on his invitation.

Mr. Share asked if the applicant team had considered doing a three-story building without the need
for a liquor license, since pursuing a four-story building with a liquor license adds complexity.

Mr. Stanchak said the restaurant and alcohol service were integral to creating the hospitable,
appealing atmosphere of RH.

Mr. Koseck said he thought the applicant team had gone above and beyond to address site issues.
He commended them on designing the building in context, on the attention paid to the aesthetics
of all sides of the building, and on the landscaping and hardscaping. He said he thought the designs
for the building and grounds would fit well in the neighborhood’s context.

There was Board consensus to postpone voting on the item until April 28, 2021 in order to
consider the CIS, Preliminary Site Plan, Rezoning Request and Economic Development License for
300 & 394 S. Old Woodward and portions of 294 E. Brown during the same meeting.

Motion by Mr. Boyle

Seconded by Mr. Koseck to postpone the Preliminary Site Plan for 300 - 394 S. Old
Woodward and a portion of 294 E. Brown Street pending receipt of an updated CIS
addressing all issues noted in the CIS review above and setting the date for
reconsideration to be April 28, 2021.

Motion carried, 7-0.
ROLL CALL VOTE

Yeas: Boyle, Koseck, Ramin, Share, Emerine, Whipple-Boyce, Williams
Nays: None
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769.7 > | DA R 769.37 BOTTOM 765.59 e - . . EXCEPTIONS: 1, 4, 5, 6, 7, 8 AND 16 REFER TO THE OWNERSHIP OF
=5 o S0Q UA S 9 |G 19— 36—204—006 ZONED: B2 OR RESTRICTIONS WITHIN SAID DOCUMENT, NOT PLOTTED) )
7696 = REes RE | 5980 769.51 ol =) CENCONED: B2, : =52 THE PROPERTY AND/OR ARE NOT PLOTTABLE. Phone: 248.258.5707
\ 769 oLz A \ 3 c PARCEL 2 3.67 - 11. INTEREST, IF ANY, OF THE UNITED STATES, STATE OF MICHIGAN, OR
769.639 57 ' a2 769.94 769.51 769.53 NS 770.38 \%‘ PART OF LOT 13 BLDG. ON P/L ANY POLITICAL SUBDIVISION THEREOF, IN THE OIL, GAS AND MINERALS 2. ANY FACTS, RIGHTS, INTERESTS OR CLAIMS NOT SHOWN BY THE
769. 2.30 & a me\ ,':'\' 769.39 769.45 *\gg = IN AND UNDER AND THAT MAY BE PRODUCED FROM THE CAPTIONED PUBLIC RECORDS BUT THAT COULD BE ASCERTAINED BY MAKING
\ 769.60 - Ex. TWO—STORY 0.30' \2 Q24 \% LAND. INQUIRY OF PERSONS IN POSSESSION THEREOF OF THE LAND.
69.4 0" 0.70' Flle m o WALL -
\ ! 50 gg&%&%& = \F @ i \ \ 770:06 769.71 \"’ 1.80° ‘a 12. RIGHTS OF TENANTS, IF ANY, UNDER ANY UNRECORDED LEASES. %-_'EEAPSUEEQAL%TSEC%NR%%MBRANCES, OR CLAIMS THEREOF, NOT SHOWN BY
= 5 b , . .
> BUILDING S © i} BROWN'S ADDITION NO. 1 77040 A 2y
\ 3 e (Are'ggguﬁg' L?\}EL) - —\\ i H Tf (HBERRRRACELD) DB o , 210 | —L02.907 FL'F'287 23:78 9. TERMS AND CONDITIONS CONTAINED IN RESOLUTION AS DISCLOSED ~ PROJECT LOCATION
o, 2 il Ce 769.93 769.72 : 769.96 "\  769.86 =28.90" 4 45 BY INSTRUMENT RECORDED IN LIBER 8715, PAGE 137. (NO EASEMENTS
3 770.36 : L1 >
\ WEST 1/2 OF LOT 11 e \9'2 i‘ iﬁ | o \ R=17.00" 4 gg° 2 CERTIFICATE OF SURVEY OR RESTRICTIONS WITHIN SAID DOCUMENT, NOT PLOTTED) Part of the NE 1/4
> EAST 1/2 OF LOT 11 ® 3 : 512’ .
S0 i / RN \ CONC 769.68 ; = CERTIFIED TO: 10. TERMS AND CONDITIONS CONTAINED IN RESOLUTION As DiscLosed  Of Section 36
O \ 0.20
i et BLDG. ON P/L F.F. 770.50-—¢ 770.33 @ , BY INSTRUMENT RECORDED IN LIBER 5224, PAGE 351. (SAID VACATED
\ ‘ CANOPY - \ 769.99 0.27 X 77016 7 769.84 ™ 769.70 769,53 GP ~PURCHASER S ASSIGNEE EASEMENT IS PLOTTED HEREON) T.2N., R.10E,,
\ C < | 770.34 b - 770.05 d 70 769.50 707060 3 —TROTT PROPERTIES 294, LLC, A MICHIGAN LIMITED LIABILITY ) ..
260 E. BROWN ST. o, ) - 294 E. BROWN ST. 8.33 g \ o1 o ' COMPANY, AS TO PARCEL 1 11. EASEMENT FOR UTILITIES OVER THAT PORTION oF LAND INcupep  City of Birmingham,
\ e % \ 2| s l.27025 770.02 : i — —BRB EQUITIES, LL.C., AS TO PARCEL 2 IN THE VACATED ANN STREET AS EVIDENCED BY INSTRUMENT Oakland C Michi
19-36-204-025 Al % 19-36-204-021 32| IR 77025+ \% *769.86 76946 y oo —FRANK T. KONJAREVICH OR LOIS H. KONJAREVICH (OR SUCCESSOR RECORDED IN LIBER 4918, PAGE 461 (SAID VACATED ANN STREET & akland County, Michigan
\ i 9.28\/ © okl |o 770.34 ‘ ) : TRUSTEE) AS THE TRUSTEE FOR THE FRANK T. KONJAREVICH RETAINED EASEMENT ARE PLOTTED HEREON) AND LIBER 21398, PAGE
OWNER: e ZONED: B2 & 3 770.30 PARCEL A REVOCABLE LIVING TRUST DATED MAY 22, 1995, AS TO PARCEL 3 287 (SIZE AND LOCATION OF DETROIT EDISON EASEMENT IS UNKNOWN
260 BROWN STREET 323 e B £ L8 769.99 0 o » —FIRST AMERICAN TITLE INSURANCE COMPANY AND EACH OF THEIR NOT PLOTTED.) :
\ ASSOCIATION LLC o Rl z E e . ip) 77029\ k770,22 77005 /769.84 +769.74 »769.65 769.55 o RESPECTIVE SUCCESSORS AND/OR ASSIGNS AS THEIR INTERESTS 2 SHEET
EX. THREE—STORY 769.26\\/ & P S | \re7romeTe e ) TC770.98 770.37 770.30 = = MAY APPEAR 12. EASEMENT(S), RESTRICTIONS AND/OR SETBACK LINES, IF ANY, AS
\ . ~69: 2 S 3 TR | [Jeu770.10 | 6U770.54 FENCE 7 [¥ DISCLOSED BY THE RECORDED PLAT. .
CONCRETE BUILDING = o S H|\= 1C770.31 : To w7023 1 THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON : ALTA/NSPS Land Title /
\ 32 - PARCEL | ~ & ISS cl7es. ° 1770.34 Sl 8 WHICH IT IS BASED WERE MADE IN ACCORDANCE WITH THE 2016 13, INTEREST OF OTHERS IN OIL. GAS AND MINERAL RIGHTS. IF ANY .
ZONED: B2, 25\ 8 3 T gl | e S CONC. ) \ MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND WHETHER OR NOT REGORDED IN' THE PUBLIC, REGORDS > ' Topographic Survey
\ CENERAL BUSINESS 2N 2 315 TS [ HICT68T8 1o TToTa RI® |77027  77012|8 ==, 17014 SR \E PR E 769.62 TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND :
= = SUBDIVISION LINE 110 S 7010 ~GUT769.66 769,70\ 7701 —————1 4 ' \ £ EM — NSPS, AND INCLUDE ITEMS 1, 2, 3, 4, 6(a), 7(a), 7(b)(1), 7(c), 8, 14. INTEREST, IF ANY, OF THE UNITED STATES, STATE OF MICHIGAN, OR
i ; e ! : 9, 11, 13, 14, 16, 17, 18 AND 20 OF TABLE A THEREOF. THE FIELD
A ) 1.00 WIRES CONC. 770,32 ANY POLITICAL SUBDIVISION THEREOF, IN THE OIL, GAS AND MINERALS
\ - : OH., ' e WORK WAS COMPLETED ON DECEMBER 16, 2020.
2z. '3 o\ 6% 6089 76945 T8 B e 8256 \ oG, oN P Q IN AND UNDER AND THAT MAY BE PRODUCED FROM THE CAPTIONED
3. . . ! : ) , : " ! LAND.
ol : Qe ® 1C 77092 (1769.60 GU769.9 v |BENCHMARK
g (8] X 9.58 G x O -
\ >, o \ & Gu7 e \ = |PK NAIL SW. POLE FACE 0.32 % 768.69 N & & _/ 1—24—2021 15. RIGHTS OF TENANTS, IF ANY, UNDER ANY UNRECORDED LEASES.
\ — e % 35 = PARCEL I ASPH. 69.80 —~t T [ELEvaTION 771.04 FF. 769.10 S| e 23 >
, - - BIRMINGHAM DATUM X o o
AT o2 S G LOT 15 TC 769.84 R e n ~ o it KEVIN NAVAROLI, P.S. NO. 4001053503 DATE NOTE: DOCUMENTATION FOR THE VACATION OF THE WEST 15 FEET AND
\ o\ EAST 1/2 OF LoT 16 190~ ——— GU769.34 769.56 -~ 769.63 . o WAy, EAST 15 FEET OF ANN STREET LYING WITHIN WILLIAMS BROWN'S o
=¥ S GG ® \ \ ‘ 69.67 o 768.61 l WY OF Micy, 17, ADDITION HAS NOT BEEN PROVIDED TO THE SURVEYOR. CLIENT TO
\ = RIM 770,61 2\ 85 \ \ __ 768.98 2 o RO i3 4:/, CONFIRM THAT PORTION OF ANN STREET IS VACATED. D /.
8 b X il > N2 R ‘o.. )
\ WEST 1/2 OF LOT 16 peys SAN. CLEANOUT & S \ 6899, | 76896 769.38 s0.54 Gl S/ KEVIN ™ *e
285 FF. 770.43 | [ RM 770.52 - : ' =_§ CHRISTOPHER } = Know what's helow
\ S8 49.67 e B 768.83 394 S. OLD WOODWARD AVE. =Zi NAVAROLI }oc Call et di
6398 AR L 15 768.88 O 769.18 19-36—204—014 =% License No. jli= efore you dig.
2 s o CATES 8 _— e PARCEL 3 273, 4001053503 /&3
\ 2 =5 ROATEZ 6o 0 TCTESTEY  F ) \ 770.12 2O, NN
2 77009 \TCT IO EpGP. * GP =917 | U769 % 3 \ 768.69 \ *769.22 . PART OF LOT 14 0%, PN
\ 33\ | cont: MN2\3 o \TSan. leeanaut e 768,80 oty 769.50 8 o ey 'z,f/po‘;wEss'\'gwx\\\‘ DATE ISSUED/REVISED
3 & o e 2 RIM 769.62 T 768.63 o - ONE— 00wy 00-00-00
\ 2\ \eass x RS \ L 21.3+" HIGH nn
2 - ' : BRICK /BLOCK BUILDING
\ =R ' : stop Box ~ T} | \ 768.70 | ADDITION TO_WILLIAM //7,6% 769.48 7,941 SQ. FT. OVERHANG / LEGEND
o, : 49 3l CoNc. RIM 768.14 Q BROWN’S ADDITION NO. 1 ‘ (AT GROUND LEVEL) )
: 769.49 z 53|38 N MANHOLE(MH)
\ bl 4 H 2 5 \ (LIBER 3, PW:» 3 L ZONED: B2 9 ® EXISTING SANITARY SEWER
B WALL 768.51 768.73 768.48 > 768.89 * 769.07 SUSIN
= CATCH BASIN E 769.44 GENERAL BUSINESS F.F. 768.75 co
\ 3 o 768.60 768.27 \ e \RIM 768.15 8o ——— -F. 768 . NORANT(VD) EXISTING SAN. CLEAN OUT
g °3 » 768.37 T/WATER 765.35 13> 23 GATE_VALVE(GVW)
2P\ 20 768.34 o BOTTOM 763.35 3 > — —&@—— —— EXISTING WATER MAIN
\ 2 15 @ o 768.75 | - ! 3 769.50 2% MANHOLE(MH)  CATCH_ BASIN(CB)
* AT 68.03 Y, 768.58 768.42 & 769.02 ® L 3o © ] EXISTING STORM SEWER
\ > AR/?‘NA“:_R 766.03 § \ \ 768.52 N 770.70 Q + CBB
GRATE R 6 i > 768.83 q w ] 77064082 770.36 3\ X EX. BEEHIVE CATCH BASIN
b - 5] G d =
\ % . 84T o TCTe e \ o CQ\ - 268.99 o ASPH. 770.43 B = : : EX. UNDERGROUND (UG.) CABLE
\ 3' HIGH mLE 769.] E;%%%%-‘“” ASPH.  GU758. \ o 1076929 18328'68 o 76047 TS;Z,S:WTC —_ - . . 18.83 3 UTILITY POLE GUY POLE
CONC. WALL w (2| || cureees 1¢768.34 7076817 /7 \ ?7%%-.77 GU768.79 TC768.6<1; Al 768.98¢ U o 6T FF. 768.41 6pg BEOC ON P/L-\ e v 2 UP 050y iR~ OVERHEAD (OH.) LINES
\ 768.911\ o 00888, 768.32 GU768.15] \8"T.)( 768172 GU768.53 4 HIGH _BRICK_SCREEN WA r 70851 1685 = LP LIGHT POLE
. .66 768.61 SPK 768. . 766.24 768.65w | 768.67 _ 768.69 . 768.46 768.69 ) *00° 00" (M) 768. 45 ) ) ) '
768.70 - 765.69. R.OW. LINE 76855 76868 oonc, 70831 AccEss 1C 768.46 g;ﬁ;‘g%%; ACCESS o res, oo S62°00°00"W-271.54(M e CONC e s T 95 ?%' COMBINED MH 1 SIGN
.66 @ PM = 768.66 TC768.19 768.56 8——— A 4 4 ‘ ’ A v REWEB1D RIM [76p 1 DRAWN BY:
'TC768.65 TC768.66  TC768.69 TC768.62 1C768.22  TC768.48°  1C768.57 L0839 1076837 T PM o £63.61 PM = 78848 J;: 787 '97*;,&% 5 PM - 758.29 —r7 767'71 7o 12 W.|INV 7%‘36 n - EXISTING GAS MAIN '
GU768.22 GU768.17 GU768.25 GU768.19 GU768.14 GU768.12 GU768.08 20 TC768.57  TC768.40 €768.62 TC 768.60 TC768.42 | TC768.38 [1C767.97 TC768.31 "T6.768.29 TC768.29-1C 767.92 Sr » oW/ W : o i
CU768.10 Gy768.23  GU768.28 oU768.25 GU768.11 cU76791 | GU767.88 [cU767.856U767.85 Gﬁﬁgso cU767.78 | 767,89 CATCH BASIN . ‘356. . INV 72?-2} P ASPH. ASPHALT M. Carnaghi
s STOP BOX : : 3 Sar |k, INV 753 . CONC CONCRETE
ASPHALT TN = RIM 767 gfx 8" S. INV 764.38 o 36" |S = . DESIGNED BY:
. 768.12 768.12 . . RIM 768.03 , - - . : . R
‘15 COMB. P t % 15" COMB. 768.%0 .. 157 COMB. O e e 15" COMB. . Z DAINES ST o 15” COMB. . 12" TRAP E. k (&) o CONE. % FD. / FND. FOUND
® . ] g Q
768.17 /;{ — \\ : 76794 1 (40'R.O.W.) 7678 sTop Box —7/67-95| @[ ||| T/WATER 763.88 © o< RET. WALL RETAINING WALL
—C768.31 & WATER 8ps LR T 1C768.47 TC76851 T0V68.55 / ) e 1767 91RIM IS T ‘ u\ COMB“;gD%M " R.O.W. RIGHT=OF —WAY APPROVED BY:
6UY67.87 TC768/28 4 GU767, GU767.8 - : . TC768.01\ —TC768.00 TC768.38 TC768.39 TC768.10 1C767.88 1C767.93 : TC 768.05 76/7. .
e~ L. - 7.@ A — GU7M¥L768%758-09 GU68.03 67.91\ GU767.88 .GU767.88 0U767.82 CU767.63 6U767.38 /GU767.41 1 GU767.43 7/66767.(718+Jl|\ | 767.70 \ z ( \ ‘:‘g,‘. NW. NV ;g%:;g SPK SET PK NAIL K. Navaroli
/AP GAS|MAN  we |y} g 76892 768.56 ' 768,18 F 767.95| (316795 — 7 O [788.02 TN 2o 10" NE. ! 6 (TYP) TYPICAL
8°T./768.24 768.17 768.27 a * 768.41 CONC | O] 76812 2"T. ~768.20. [ 2°T 767\99 1;%77%87%58 % 2" W. N 761’776 DATE:
7 sie82h  TOBIL A 34 < 768.36 75547 CONC. / Vrese\. 76852 768.27 768.27. 768.56 ' 768.61 768.49 76844 es.48 768.28 768.33 | 768.33 . /0041 76847 . ' . =S - SW. WV 722,'96 (R) RECORD '
—_— . ) .
WALL I7S§3%W'7 LINE \_CATCH BASIN 1176890 HYDRANT — ‘\_ - ‘\_ . _/’ - o b 1g" st WY 7 (M) MEASURED February 24, 2021
COMBINED MH RIM 767.67 _— _ _, FG 768.37 | CATCH BASIN COMBINED MH COMBINED MH 768-66\ © Z c/L CENTERLINE " \
RIM 768.09 12" TRAP NW. 2.5 HIGH COMBINED MH BENCHMARK| RM 767.94 RIM 768.27 EX. TWO-STORY RIM 767.90 e S eally P/L PROPERTY LINE scaLE: 1" =20
12" SE. INV 763.39 T/WATER 763.97  SCREEN WALL  piy 768.32 12" TRAP S. 12" SE. INV 758.27 CONCRETE BUILDING 12° SE. INV 763.80 CATCH BASIN CATCH BASIN 3 > o | o - SEl oM GAS METER
15" SW. INV 758.09 12" N. INV 763.12 |ARROW ON HYDRANT T/WATER 763.44 15" SW. INV 757.37 15" SW. INV 756.00 RIM 767.27 RIM 767.84 & @ S, I =, 2203 20 10 0 10 20 30
- 15" SW. INV 757.52 |ELEVATION 770.60 15" NE. INV 757.37 15" NE. INV 756.00 12" TRAP NW. 764.07 8" N. INV 764.64 3 z o g\ |2 @\ 88l\5 EM ELECTRIC METER T —
15" NE. INV 758.09 . . . . . 764. ) . G Z o\ |2 4\ a8|\=
15" NE. INV 757.52 [BIRMINGHAM DATUM FF. 768.76 = 2 2 o \F PM PARKING METER
e . - indl
CHONE MH > e AC AIR CONDITIONING UNIT NFE JOB NO. SHEET NO.
25
RIM 768.35 = \ - LANDSCAPE M106 SP-1




N
18” CONCRETE CURB & GUTTER 18” CONCRETE CURB & GUTTER NF
» » " " ENGINEERS
5.5 1.75 5.5 1.75 . . ~
<——' - <——' [————————— \\ Maple\ \Street
8” CONCRETE PAVEMENT (3500 PSI MIN.) e ] ) i ) N \ 1969 -2019 /
6" AGGREGATE BASE, 21AA WALK WIDTH AS CALLED FOR ON PLANS a 2" RADIUS . o 2" RADIUS . 1.5° M.D.0.T. No. 13A, 20AA
ol los . 2% © o . 2% © BOND COAT — SS IH 0.10 GAL/SQ. YD.
1/4” PER FOOT TOWARD STREET < - A I AT E— | "
— : i . . : e, S —— 2.5” M.D.0.T. No. 3C, 20AA
- e T T o |0 NOWAK & FRAUS
: (3500 PSI MIN.) L e e T > ) Y LS *6 S ENGINEERS
| ¥ —— M.D.O.T. CLASS I A T SR PR ) W L 2
AT AP LII I : : : CIVIL ENGINEERS
PROOF—ROLLED SUB BASE \_PROOF-ROLLED SUB BASE E £
_ _ 8" AGGREGATE BASE, 21AA a 3(5’ LAND SURVEYORS
CONCRETE PAVEMENT SECTION CONCRETE SIDEWALK SECTION LG G ITRTGL, OIS I IGGL LY ASPHALT PAVEMENT SECTION . LAND PLANNERS
N.T.S. N.T.S. SRR Lk SRR (DRIVE AND PARKING)
6” AGGREGATE BASE, 21AA 6” AGGREGATE BASE, 21AA p— NOWAK & FRAUS ENGINEERS
APPROVED SUBGR'ADI-f APPROVED SUBGRADE s Lincoln Ave. \\ 46777 WOODWARD AVE.
CONCRETE CURB DETAIL A CONCRETE CURB DETAIL 'B! PONTIAC, MI 48342-5032
N.T.S. N.T.S. Location Map TEL. (248) 332-7931
N.T.S. FAX. (248) 332-8257
. \ WWW.NOWAKFRAUS.COM
/ - A Row UNE PAVEMENT SHALL BE OF THE TYPE, THICKNESS AND CROSS SECTION AS INDICATED ON THE
/S / / JS S S S S S S S S JS S S S S S S S S S S S S S S S S S S S S S S S S S S S JS S S S S S S S S JS S S S S S S S S / / e e PLANS AND AS FOLLOWS:
R.O.W. LINE COMBINED MH — ‘ ( )
IM 769.49 J CONC. CONC. CONCRETE: ~ PORTLAND CEMENT TYPE IA (AIR—ENTRAINED) WITH A MINIMUM CEMENT
e (PAVED OVER) ‘ one SONC e P GAS MAN BENCHMARK CONTENT OF SIX SACKS PER CUBIC YARD, MINIMUM 28 DAY COMPRESSIVE
. i A L - S S . - TOP OF HYDRANT STRENGTH OF 3,500 PSI AND A SLUMP OF 1 1/2 TO 3 INCHES.
- - — — — | ELEVATION 771.89
77 . \ BIRMINGHAM DATUM ASPHALT: BASE COURSE — MDOT BITUMINOUS MIXTURE NO. 1100L, 20AA; SURFACE
7 | COURSE — MDOT BITUMINOUS MIXTURE NO. 1100T, 20AA; ASPHALT CEMENT
PENETRATION GRADE 85—100, BOND COAT — MDOT SS—1H EMULSION AT 0.10
: , 269,50 | COMB. B GALLON PER SQUARE YARD; MAXIMUM 2 INCH LIFT.
e ey et 769.85 76981+ = | PuBLICLY DEDICATED 76¢ ‘

PAVEMENT BASE SHALL BE COMPACTED TO 95% OF THE MAXIMUM DENSITY (MODIFIED
PROCTOR) PRIOR TO PLACEMENT OF PROPOSED PAVEMENT. EXISTING SUB—BASE SHALL BE
PROOF—ROLLED IN THE PRESENCE OF THE ENGINEER TO DETERMINE STABILITY.

on_
R

E. BROWN ST. EEQESA‘“L'ET:SY e

A ’ = 7 760,52 ALL CONCRETE PAVEMENT, DRIVEWAYS, CURB & GUTTER, ETC., SHALL BE SPRAY CURED WITH
/9 "PR. LIGHT POLE PER~ ASPHALT f PR. WATER R WHITE MEMBRANE CURING COMPOUND IMMEDIATELY FOLLOWING FINISHING OPERATION.
EX. CURB TO CITY STANDARD SERVICES WATER
REMAIN DETAILS (TYP.) S EX. CURE TO ALL CONCRETE PAVEMENT JOINTS SHALL BE FILLED WITH HOT POURED RUBBERIZED ASPHALT
TC 76¢ TC769.52 [1C 769 C769.¢ . i JOINT SEALING COMPOUND IMMEDIATELY AFTER SAWCUT OPERATION. FEDERAL SPECIFICATION PROIECT
7 2 REMAIN L J
9. \ —PHONE MH (/S SS—-S164.
PO M
R IR R ¢ ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT 294 E. Brown St. and
e 3 STANDARDS AND SPECIFICATIONS OF THE MUNICIPALITY AND THE MICHIGAN DEPARTMENT OF 300 & 394
162°00'00"E 101.90" o TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION, CURRENT EDITION.
- ¥ 018 1 I HOG ¥ V58P
: — 1 \ ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 6" S. Old Woodward Ave.
ORERD S ‘ e
0 0. %&O — CONCRETE CURB UNLESS OTHERWISE NOTED Blrmmgham, MI 48009
PR. SCREENING | | I ﬁ E O O ALL SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1993, SHALL BE INSTALLED AS

 PHONE M- ‘ INDICATED ON THE PLANS.

* PR. BIKE O CLIENT
RACK r CONSTRUCTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH CONNECTING TO AN . .
\ P A& FF\770 34 PR. TRANSFORMER | UG F EXISTING STATE OR COUNTY ROADWAY SHALL BE ALLOWED ONLY AFTER AN APPROVED Saroki Architecture
; \ . EX. LANDSCAPE | PERMIT HAS BEEN SECURED FROM THE AGENCY HAVING JURISDICTION OVER SAID ROADWAY.
770.40 A ) 300 S. OLD DWARD AVE. 430 N. Old Woodward Ave.

AREA| TO“REMAIN |
FOR ANY WORK WITHIN THE PUBLIC RIGHT—OF—WAY, THE CONTRACTOR SHALL PAY FOR AND ..
e SECURE ALL NECESSARY PERMITS AND LIKEWISE ARRANGE FOR ALL INSPECTION. Birmingham, MI 48009

EXISTING TOPSOIL, VEGETATION AND ORGANIC MATERIALS SHALL BE STRIPPED AND REMOVED
FROM PROPOSED PAVEMENT AREA PRIOR TO PLACEMENT OF BASE MATERIALS.

o ( A \z PART OF LOT 13 R B R R

Contact: Victor Saroki

L 769 71 769.61

EXPANSION JOINTS SHOULD BE INSTALLED AT THE END OF ALL INTERSECTION RADII.
\ : 76961 EX. CURB|TO © Phone: 248.258.5707
"7 BROWN’S ADDITION NO. 1 270740 - REMAIN £ SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1973, SHALL BE INSTALLED AS
\ 7 (UBER 3, PAGE B) | —odos \ v 77010 F.F. SHOWN AT ALL STREET INTERSECTIONS AND AT ALL BARRIER FREE PARKING AREAS AS
R /, - 0o\ e INDICATED ON THE PLANS.
J.J9 4!«/ ) )
\ R ALL PAVEMENT AREAS SHALL BE PROOF—ROLLED UNDER THE SUPERVISION OF A
WEST 1/2 OF LOT 11 LoT 19 GEOTECHNICAL ENGINEER PRIOR TO THE PLACEMENT OF BASE MATERIALS AND PAVING
\ MATERIALS.
\ FILL AREAS SHALL BE MACHINE COMPACTED IN UNIFORM LIFTS NOT EXCEEDING 9 INCHES PROJECT LOCATION
~ THICK TO 98% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF
\ 260 E. BROWN ST PROPOSED PAVEMENT. Part of the NE 1/4
19— 36 —204-02 :
\ =) of Section 36
OWNER: 769
\ | STREET / T.2N., R.10E.,
ON LLC b ns . e e o B 7 : : :
69.74  *769.65 +769.55 *769.52 City of Birmingham,

~ PROPOSED MIXED- |2 A N
\ USE DEVELOPMENT 3 U - R
+14,335 S.F. FOOTPRINT B LT . |

Oakland County, Michigan

80

SUBDIVISION LINE |\ SHEET
PR.-LIGHT POLE 'PER
/ CITY STANDARD : : :
\ : e COVID-19 PANDEMIC CONDITION Dimensional Site Plan
\ / P 768 69 DUE TO THE UNPRECEDENTED COVID—19 PANDEMIC CONDITION AND
’ - ‘| L rPR. PLANTER™ RESTRICTIONS THE STANDARD DATA WHICH IS OBTAINED FROM MISS
\ IR oAl AT BoX (TYP) DIG / CALL 811 HAS BEEN RESTRICTED TO CRITICAL
| e INFRASTRUCTURE ONLY. NFE WILL MAKE EVERY EFFORT TO OBTAIN
\ RIM CURRENT REFERENCE DATA FROM THE GOVERNING AGENCIES;
61 HOWEVER, THIS DATA MAY BE PARTIAL OR INCOMPLETE. NFE WILL
pya ISSUE THIS SURVEY WITH THE BEST AVAILABLE INFORMATION FROM
\ e OUR FIELD SURVEY AND OTHER AVAILABLE REFERENCE DATA. NFE
WEST 1/2 OF LOT 16 PR. CONCRETE _~EX. CURB TO WILL NOT BE RESPONSIBLE FOR INCOMPLETE OR PARTIAL DATA
\ SIDEWALK REMAIN PROVIDED BY THIRD PARTY FACILITY OWNERS. NFE IS NOT
8 . RESPONSIBLE FOR BURIED UTILITIES FOR WHICH PLANS WERE NOT
\ FURNISHED OR CANNOT BE OBSERVED IN THE FIELD. o
ALL CONSTRUCTION DOCUMENTS WILL BE UPDATED WHEN THE ~N s
\ 12 /. UTILITY INFORMATION IS PROVIDED BY THE FACILITY OWNER UP
( PART OF LOT 14 UNTIL THE TIME OF SUBMITTAL. ONCE THE PLANS HAVE BEEN
SUBMITTED AND APPROVED IT IS THE CONTRACTORS RESPONSIBILITY .
\ TO OBTAIN A MISS DIG TICKET PRIOR TO COMMENCING ANY Know what's bEIoW
\ - CONSTRUCTION REQUIRING EXCAVATION. CONTRACTOR SHALL Ca" before you dig
768.53 IMMEDIATELY NOTIFY NFE OF ANY UTILITIES FLAGGED BY MISS DIG .
'\ ADDITION 6 WILLIA THAT WERE NOT SHOWN ON THE PLANS OR UTILITIES UNCOVERED
\ \BROWN'S ADDITION NO. PR. WALL WITH DURING THEIR WORK.
\ :_I“ETNEgmgTENT DATE ISSUED/REVISED
PAVING LEGEND 00-00-00
i\ n PROPOSED CONCRETE PAVEMENT
>
S = 0 d
12.0' ED@ ED @ g PROPOSED ASPHALT PAVEMENT
= o p-gd p-a
gl PR. TERRACE
Ak MANHOLE
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APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE
Birmingham, Michigan

TO THE CITY COMMISSION:

The undersigned hereby makes application to the City Commission to:

1.

Zoning Map Change:
Change premises described as:

300 and 394 S. Old Woodward and part of 294 E. Brown Street

No. Street

See attached

Legal Description

from its present zoning

classification of B2/D3 overlay to B2/D4 overlay.

A sealed land survey showing location, size of lot and placement of building (if any) on

the lot to scale must be attached.

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

Change premises described as:

300 and 394 S. Old Woodward and part of 294 E. Brown Street

No. Street

Sce attached

Legal Description

from its present zoning

classification of B2/D3 overlay to extension of Economic Development Zone.

A sealed land survey showing location, size of lot and placement of building (if any) on

ng on the request.

the lot to scale must be attached.

Statements and reasons\{oy| rgque: or/9

Signature of Applicant:

. N
Print Name: Dave Stanchak, President, RH, Inc.

Name of Owner: See attached consent form for each parcel

Address and Telephone Number: 15 Koch Road

Corte Madera, CA 94925
(415) 936-9642
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CONSENT OF PROPERTY OWNER

I’ Frank T Konjaravich o« Loks H. Konjarevich, a8 Trustees for tha Frank T. Kanjacavich Rev. Ly, Trust datod 5722795 ‘ OF THE STATE OF MIChIgan AND

(Name of Property Owner)

COUNTY OF Oakla nd STATE THE FOLLOWING:

That I am the owner of real estate located at 394 S ) Old WOOdwa rd

(Address of Affected Property)

2. ThatIhave read and examined the Application for ZONING MAP CHANGE made to the City of

RH, Inc.

Birmingham by:

(Name of Applicant)

3. ThatI have no objections to, and consent to the request(s) described in the Application made to the City of

Birmingham.

Frank T. Konfarevich or Lols H. Konjarevich, as Trustees for lhe Frank T. Konjarevich Rav. Liv. Trusl dated 5/22/95

Name of Owner (Printed):

Signature of Ownerzw D [) OYWMME: &/ 8 V/ Q'/




APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE
Birmingham, Michigan

A letter of authority, or power of attorney, shall be attached in case the appeal is made by
a person other than the actual owner of the property.

PRZAL-000 L
Date Received: ;/ L( (} ( Received By:
Resolution No. Approved/Denied
Application Fee: $1,500.00 Receipt Number

The petitioner shall be responsible for any costs incurred by consultant, including but not
limited to traffic and environmental, contracted by the city to review the proposed site
plan and/or community impact study as determined by the city planner.



LEGAL DESCRIPTION — PARCELS I & 11

LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, MI, DESCRIBED AS FOLLOWS:

PARCEL I:

THE EAST 1/2 OF LOT(S) 11 OF BROWN'S ADDITION TO THE CITY OF BIRMINGHAM AND THE EAST
172 OF LOT 16 OF BROWN'S ADDITION NO. 1, IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY,
MICHIGAN ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE 8§ OF
OAKLAND COUNTY RECORDS, INCLUDING THE VACATED WEST 20 FEET OF ANN STREET
ADJOINING LOT 11 AND THE VACATED WEST 19 FEET OF ANN STREET ADJOINING LOT 16.

PARCEL II:

THE WEST 1/2 OF LOT(S) 12 OF BROWN'S ADDITION TO THE VILLAGE (NOW CITY) OF
BIRMINGHAM, OF PART OF THE WEST 1/2 OF THE NORTHEAST 1/4 OF SECTION 36, TOWN 2 NORTH,
RANGE 10 EAST, TOWNSHIP OF BLOOMFIELD (NOW CITY OF BIRMINGHAM), OAKLAND COUNTY,
MICHIGAN ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE § OF
OAKLAND COUNTY RECORDS, ALSO LOT 15, ADDITION TO WILLIAM BROWN'S ADDITION NO. 1,
BEING A PART OF THE WEST 1/2 OF THE NORTHEAST 1/4 OF SECTION 36, TOWN 2 NORTH, RANGE
10 EAST ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE 8 OF
OAKLAND COUNTY RECORDS, INCLUDING VACATED 20 FEET OF ANN STREET, ADJOINING THE
WESTERLY SIDE OF LOT 12 AND VACATED 21 FEET OF ANN STREET ADJOINING THE WESTERLY
SIDE OF LOT 15.

ADDRESS: 294 E. BROWN STREET, BIRMINGHAM, MI 48009
TAX ID NUMBER: 19-36-204-021

LEGAL DESCRIPTION — PARCEL 2

LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, M, DESCRIBED AS FOLLOWS:

THE EASTERLY 50 FEET OF LOT 12, AND THE WESTERLY PART OF LOT 13, MEASURING 82.45 FEET
ON THE NORTH LOT LINE AND 82.48 FEET ON THE SOUTH LOT LINE OF BROWN'S ADDITION
SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE 8 OF
OAKLAND COUNTY RECORDS.

ADDRESS: 300 S. OLD WOODWARD AVENUE, BIRMINGHAM, MI 48009
TAX ID NUMBER: 19-36-204-006

LEGAL DESCRIPTION — PARCEL 3

LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, MI, DESCRIBED AS FOLLOWS:

LOT(S) 14, EXCEPT THAT PART TAKEN FOR WIDENING WOODWARD AVENUE OF ADDITION TO
WILLIAM BROWN'S ADDITION NO. 1 ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3
OF PLATS, PAGE 8 OF OAKLAND COUNTY RECORDS.

ADDRESS: 394 S, OLD WOODWARD AVENUE, BIRMINGHAM, MI 48009

TAX ID NUMBER: 19-36-204-014
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Williams Williams Rattner & Plunkett, P.C,
Attorneys and Counselors

380 North Old Woodward Avenue

Suite 300

Birmingham, Michigan 48009

Tel: (248) 642-0333
Fax:(248) 642-0856

Richard D. Rattner
March 31 p 2021 rdr@wwrplaw.com

Hand-Delivered

Planning Board

City Commission

City of Birmingham

151 Martin St.
Birmingham, MI 48012

Re:  Application for Zoning Map and Ordinance Change (“Application”) for
Property at 300 and 394 S. Old Woodward and 294 E. Brown Street,
Birmingham, Michigan (“Subject Property”) submitted by RH, Inc.
(“Applicant”)

Dear Members of the Planning Board and the City Commission:

This letter supports the above-referenced Application for Zoning Map or Ordinance
Change of the Subject Property. The Applicant requests three amendments:

(i) to change the zoning district of the Subject Property from B2/D3 Overlay to B2/D4
Overlay; and

(i1) to modify the Economic Development License map at Appendix C, Exhibit 1 of the
Zoning Ordinance to include the Subject Property; and

(iii) to amend Article 2, Section 2.29 (C)(2)(j), B2 District, Other Use Regulations, Uses
Requiring a Special Land Use Permit, as follows:

J. establishments operating with a liquor license obtained under Chapter 10, Alcoholic
Liquors, Article II, Division 3, Licenses for Economic Development (only permitted on

those parcels within-the—Triangte—District-and—onWoodward—-Avenue identified on Exhibit
1; Appendix C)

The stricken language of the above Section 2.29(C)(2)(j) appears in the last printed
version of the Zoning Ordinance but is not included in the electronic version available on the
City’s website. Hence, we request the third amendment only in the event the text requires
amendment.

01460547.DOCX



W|W|R|P

Planning Board
City Commission
City of Birmingham
March 31, 2021
Page 2

Executive Summary -- The Subject Property

The Birmingham Zoning Ordinance (“Zoning Ordinance”) at Sec. 1.04 provides that the
purpose of the Zoning Ordinance is to “...guide the growth and development of the City in
accordance with the goals, objectives and strategies stated within the Birmingham Master Plan
(“Birmingham Plan”), and Downtown Birmingham 2016 Plan (“2016 Plan).” The Downtown
Birmingham 2016 Plan (1996) reveals both requests to rezone the Subject Property to B2/D4 and
to put the Subject Property into the Economic Development License zone meet the spirit and
intent of the ordinance as well as the 2016 Plan. The zoning amendments will permit the
Applicant to develop the Subject Property into a one of the most exciting and successful home
furnishing retail galleries in the country, complete with a fourth-floor restaurant. The entire site
will be occupied by the RI home line design gallery and fourth-floor restaurant. The proposed
building will be a perfect complement to the Daxton Hotel across Brown Street to the north, and
thus activate the southwest corner of Brown Street, further extending the central business district

to the south.

The 2016 Plan, at p. 181, in the Downtown Birmingham “Vision Statement™ specifically
states that future plans should “[s]trengthen the spatial and architectural character of the
downtown area and ensure buildings are compatible, in mass and scale, with their immediate
surroundings and the downtown’s traditional two and four-story buildings.” The rezoning of the
Subject Property to B2/D4 allows a four-story building of a similar mass and complimentary
architecture to the landmark building on the north side of Brown Street, the new Daxton Hotel.
The rezoning to D4 and the inclusion of the site into the Economic Development License zone
will also permit the Subject Property to be developed into a stand-alone retail space on a size that
Birmingham has not enjoyed since the days of Jacobson’s and Crowley’s, with the addition of a
first class restaurant. This reinforces the identifiable Downtown and brings a mix of uses,
including retail and commercial, consistent with the goals of the 2016 Plan.

The Vision Statement also provides one goal of the 2016 Plan, to “[e]ncourage first floor
retail businesses, services, and other activities which are required for everyday living.” The
Applicant plans to use the Subject Property for one of its exemplary home design and furniture
retail stores, goods everyone touches daily. Floors one through three of the new building will be
dedicated to the retail use, while the fourth floor will offer food and beverage service. Another
“vision” of the 2016 Plan is to “[e]nsure the economic vitality of the downtown business
community” and to “[b]e designed for safety, comfort, convenience, and enjoyment of
pedestrians, rather than vehicular traffic.” The Applicant’s stand-alone retail store will be a
destination for home interior shoppers, thereby drawing people into Downtown and adding to
Downtown’s economic vitality. This retail store will be like no other in Birmingham with a
pedestrian-friendly retail concept designed for people to enjoy a glass of wine (or beverage of
choice) while leisurely strolling through the retail galleries.

DRAFT Letter to Birmingham PB Rezoning (01460547).docx
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In summary, RH’s use not only complies with the Vision Statement of the 2016 Plan but
has the distinct advantage of creating a new and modern shopping destination with a mix of retail
and restaurant uses unique to this area, while at the same time it will extend the central business
district of Downtown by the addition of an architecturally complementary building.

Subject Property and District Intent of the D4 Downtown Overlay

The Downtown Overlay District identifies four purposes underpinning the planning of
the district. These four purposes further enhance the goals, objectives and strategies stated
within the Downtown Birmingham Overlay District Ordinance at Section 3.01.

Section 301 A -Encourage and direct development within the boundaries of
the Downtown Overlay District and implement the Downtown Birmingham

2016 Plan

The Subject Property is in the area identified as “Retail 17 in the 2016 Plan. Two of
the three recommendations for the Retail 1 area made by the 2016 Plan directly pertain to
the Subject Property: (i) to enlarge the central business district by merging it with South
Old Woodward; and (ii) to connect all areas to each other by reducing apparent and
actual physical barriers, by connecting discontinuous retail frontages, and, in some case,
by installing recommended streetscape and signage improvements. The Applicant’s
proposed mixed-use retail/restaurant building satisfies the purpose of direct development
in the Downtown Overlay. It also will enlarge the central business district south of Brown
Street, as the Subject Property and the proposed new building will front South Old
Woodward and encompass the area between Brown and Daines. The Applicant plans a
four-story building to satisfy all design requirements of the D4 zone of the Downtown
Overlay. It will replace a block currently occupied by single-story buildings and a surface
parking lot facing South Old Woodward. Hence, the new development will provide a
continuous and harmonious streetscape of retail frontages on the west side of South Old
Woodward between Brown and Daines.

Section 3.01 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 as
stated in the Downtown Birmingham 2016 Plan

The form of development proposed by the Applicant is for a four-story mixed-use
retail/restaurant building with a 30-car underground garage, designed in accordance with
the D4 zone. The physical qualities of the building will enhance the economic vitality of

DRAFT Letter to Birmingham PB Rezoning (01460547).docx
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Downtown by adding a unique stand-alone retail/restaurant business of a size not enjoyed
in Birmingham since the days of Jacobson’s and Crowley’s department stores. The RH
gallery will replace one-story office (Lutz Capital offices), Frank’s shoe repair shop, and
the Roche Bobois gallery. The desired character of the City stated in the 2016 Plan will
be enhanced by development of this impressive new four-story structure that will
continue a unified South Old Woodward streetscape south of Brown Street.

Section 3.01 C -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 safecuarded along specific street
frontages

The Applicant’s proposed development of an RH store will be compatible with
the context of the neighborhood. Across the street on South Old Woodward is a two-story
office building and just south of that is the 10-story Birmingham Place. South of Daines
on the west side of South Old Woodward is the three-story Forefront development. To
the north of Brown on the west side of South Old Woodward is the five-story Daxton
Hotel. The Applicants 4-story retail/restaurant building will be a perfect fit for the area
and extend the Downtown Overlay streetscape by replacing single story buildings and
surface parking that currently face South Old Woodward. Moreover, the RH shopping
retail shopping experience is geared to pedestrian traffic by encouraging people to relax
in the retail setting, with a beverage, and to stroll through all the store’s galleries. As a
destination, the RH will draw shoppers into the central business district and inspire them
to continue their stroll through the Downtown shopping area. This mixed-use building is
the best type of development for Birmingham. It combines a mixed-use of retail and
restaurant. It enhances the streetscape and attracts pedestrian traffic. All of these
advantages result in activating South Old Woodward.

Section 3.01 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

While the Subject Property is not in the historic district, the new RH building is a
handsome classic design. Its design elements reflect the past, including linear lines
similar to the exterior design of the Daxton Hotel, with materials in harmony with
development in Downtown Birmingham and a design that references the classic
architecture at Cranbrook. The use of the building as a furniture, design retail showcase
and restaurant, itself contributes to the City’s cultural, social, economic and architectural
design heritage.

DRAFT Letter to Birmingham PB Rezoning (01460547).docx
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Rezoning Amendment — Sec. 7.02 (B)(2)(b)(i)-(iii)

The Zoning Ordinance at Sec. 7.02 requires that as part of the application for rezoning,
the applicant should address certain issues to be considered by the Planning Board and the City
Commission. Please consider the following comments with respect to these issues. Both the
requested changes from the D3 to the D4 zone and the inclusion of the Property on the Economic
Development License map are addressed below.

7.02(B)(2)(b)(i) - An Explanation of Why the Rezoning is Necessary for the Preservation
and Enjoyment of the Rights and Usage Commonly Associated with Property Ownership

The rezoning of the Subject Property to B2/D4 would result in the preservation and
enjoyment of the rights of usage commonly associated with property ownership for the
Applicant. This Property is unique in that it sits across Brown Street from the five-story Daxton
Hotel and kitty-corner from the 10-story Birmingham Place. However, this Property is currently
zoned B2/D3. While a four-story building may be constructed in the D3 zone, the Ordinance
mandates the fourth floor to be residential. This area of South Old Woodward has more
apartments and condominiums than any other area of Downtown Birmingham. There are
residential units in Birmingham Place, the 555 Building, and the Forefront. The Applicant is a
retailer seeking four stories of retail operations with food and beverage services on the fourth
floor. The rezoning is necessary to preserve the Applicant’s enjoyment of its permitted uses of
retail and restaurant in the Downtown Overlay District. Both uses are permitted in the
Downtown Overlay; note that all restaurants serving alcoholic beverages are subject to a special

land use.

Other property owners in the South Old Woodward corridor, including most of those
across South Old Woodward south of Brown Street, enjoy the designation of the Economic
Development License zone, including those of principally residential buildings and whether the
properties face South Old Woodward or Woodward Avenue. Further, the iconic Phoenicia
restaurant serves alcoholic beverages in the Subject Property’s current D3 zone on the west side
of South Old Woodward. Placing the Subject Property in the Economic Development License
zone would allow the Applicant to enjoy the same restaurant use with alcoholic beverage service
as is enjoyed by many of the neighboring property owners.

Sec. 7.02(B)(2)(b)(ii) - An Explanation of Why the Existing Zoning Classification is No
Longer Appropriate

After reviewing the 2016 Plan, the existing zoning for the Subject Property should be
updated so it is possible to allow a four-story retail development. The RH experience is one of

DRAFT Letter to Birmingham PB Rezoning (01460547).docx
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stand-alone buildings in walkable neighborhoods. Destination stores with restaurant amenities
are one of the ways retailers like RH continue to thrive. RH offers customers the cultural
experience of visiting a gallery. This is good news for cities like Birmingham. Malls draw
pedestrian shoppers away from downtown areas while the Applicant’s project will bring
shoppers into Downtown Birmingham. Additionally, with Birmingham Place and the 555
Building just south of the Subject Property, the streetscape of South Old Woodward in this area
of the City is architecturally balanced by the addition of the Applicant’s proposed, classically
designed four-story building with a top-floor restaurant, drawing pedestrians off the street to
shop and relax in a restaurant setting.

Similarly, the new or returning concept of stand-alone destination retail supports placing
the Subject Property in the Economic Development License zone. Current zoning of the Subject
Property does not support the RH concept of a destination retail that is a dramatic, economic
improvement to the Property, and that offers a first-class dining experience. The RH concept
complements the goals of the Birmingham Master Plan and is a benefit to the City. The changes
in the zoning requested here will allow this concept to be developed in our City. Hence, the
current zoning is no longer appropriate.

Sec. 7.02(B)(2)(b)(iii) - An Explanation of Why the Proposed Zoning will not be
Detrimental to the Surrounding Properties

The rezoning of this Property to B2/D4 is complimentary to the surrounding properties,
rather than detrimental. First, the uses proposed for the building and the D4 zone will allow the
Property to accommodate a large, stand-alone, destination retailer. Second, it will bring a unique
strolling shopping experience to the nearby residents of Birmingham Place, the 555 Building,
and residential neighborhoods, as well as permit a handsome, four story building with
underground garage designed to the standards of the D4 zone. Third, it will give new life to the
South Old Woodward streetscape between Brown and Daines, while at the same time it will
comply with the spirit and intent of the 2016 Plan and the Birmingham Zoning Ordinances.

Sec. 7.02(B)(5)(a)-(e) — Applicant Satisfies the Required Findings of Fact

(a) Applicant meets the objectives of the City’s current master plan and the 2016 Plan.

As discussed, the proposed RH satisfies the City’s Master Plan and 2016 Plan for the
Retail 1 district. The Applicant’s proposed mixed-use retail/restaurant building satisfies the
purpose of direct development in the Downtown Overlay. It also will enlarge the central business
district south of Brown Street, as the Subject Property and the proposed new building will front
South Old Woodward and encompass the area between Brown and Daines. The new RH will
offer a unique gallery shopping and dining destination for pedestrian along South Old

DRAFT Letter lo Birmingham PB Rezoning (01460547).docx
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Woodward, all consistent with the goals of the Master Plan and 2016 Plan.

(b) The proposed development is consistent with existing uses in the area.

The Applicant’s proposed mixed-uses of the Subject Property for a retail gallery and
restaurant are consistent with existing uses in the area. The Daxton Hotel sits to the north of
Brown Street, with a mix of hotel, restaurant and retail uses. Across the street is Birmingham
Place with a mix of office, retail and residential. To the south across Daines is the F orefront, also
with a mix of office and residential uses, while the 555 Building further to the south includes
restaurant, retail and residential.

(c) The proposed zoning classification is consistent with those in the general area.

Rezoning the Subject Property from D3 to D4 is consistent with zoning in the area. The
Daxton Hotel is zoned D4, as is the property on the northeast corner of Brown and S. Old
Woodward. Birmingham Place is a D5 building, as is the 555 Building. While neighbors on the
west side of Old Woodward are zoned D3, the D3 zone similarly permits four story buildings, so
the proposed development is not inconsistent with the general zoning in the area and is entirely
consistent with the other developments at the corners of Brown and S. Old Woodward.

(d) The proposed use of the Subject Property is not suitable under existing zoning.

The Applicant proposes a mixed use of retail and restaurant. Current zoning requires the
fourth story to be a residential use. The RH gallery retail concept does not include residential,
making current zoning unsuitable and supporting a change in zoning to D4 that does not require
fourth-floor residential. In addition, the RH design includes a full-service restaurant that will
itself be a welcome amenity to the South Woodward corridor. The change to the Economic
Development License map to include the Subject Property is necessary to accommodate the
restaurant use.

(¢) The trend of development in the area supports rezoning of the Subject Property to D4.

As the Planning Board is aware, the Daxton Hotel is a five-story, mixed-use building in
the D4 zone, adjacent to the Subject Property across Brown Street to the north. In addition,
development is proposed for the property at the northeast corner of Brown and S. Old Woodward
for a D4 building. It makes sense for this corner of Brown and Old Woodward also to be
developed to the D4 standards, to complete the intersection with a retail building and restaurant
in a harmonious and consistent manner. Further, Birmingham Place and the 555 Building add
greater structural mass to the South Old Woodward corridor and a D4 development of the
Subject Property will provide greater balance to the massing and streetscape of this area of

DRAFT Letter to Birmingham PB Rezoning (01460547).docx
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Downtown.

Conclusion

The merging of the destination retail experience with the offering of restaurant and liquor
services will create something new in the City of Birmingham that will enhance the surrounding
properties, not be detrimental to them. Simply stated, it will draw pedestrians to South Old
Woodward which will help to keep the area a healthy and vibrant. With developments such as
this, the South Old Woodward area can be more than just an outpost of Downtown Birmingham
but will become an exciting, attractive district. The new RH will offer something entirely
different: a shopping, strolling, eating and drinking experience. For these reasons, placing the
Subject Property in the Economic Development License zone and rezoning the Property to D4
will benefit the surrounding properties.

Respectfully, Applicant requests that the Planning Board recommend to the City
Commission: (i) rezone the Property from B2/D3 to B2/D4; and (ii) amend the Economic
Development License zone map of Appendix C, Exhibit 1 of the Zoning Ordinance to include
the Subject Property, and that the City Commission rezone the Property from B2/D3 to B2/D4

zone of the Downtown Overlay District and amend the Economic Development License zone
map of Appendix C, Exhibit 1 of the Zoning Ordinance to include the Subject Property.

Should you have any further questions or comments with regard to the above, please do
not hesitate to call. With kind regards, I am,

Very truly yours,

WILLIAMS, WILLIAMS, RATTNER & PLUNKETT, P.C.

Richowrd D. Rattner

Richard D. Rattner
Attorney for Applicant

DRAFT Letter to Birmingham PB Rezoning (01460547).docx



December 27, 1984

City Commission
Birmingham, Michigan

From: D, Larry Sherman, Chairman, Planning and Historic District
Commission
Subject: Rezoning of Brown and Daines Streets to 0-2

Dear Commissioners:

At the Study Session held on December 19, 1984, the Planning
and Historic District Commission reviewed the City Commission's
request to hold a public hearing to consider rezoning the south
side of Brown from Woodward to Purdy and both sides of Daines
Street to 0-2 Office-Commercial.

The Commission is concerned that 0-2 may not be the proper
zoning for this area. Because these properties are in the
parking assessment district, the 0-2 zoning would almost
inevitably result in two story office buildings that provide
little or no parking on site. The Commission is concerned that
this would place an additional burden upon the neighborhood

as well as the existing parking facilities in the CBD.

Before holding the public hearing that the City Commission
requested, this Commission would like to look at alternatives
for this area which encourage residential development as an
alternative to commercial or office. If the City Commission
concurs, we will begin to study this matter at our next regular
meeting.

Very truly yours,

BBC/jb D. Larry Sherman, Chairman
Planning and Historic District
Commission



January 8, 1985

Planning and Historic District Commission
Birmingham, Michigan

From:

‘Bonnie Brodie Cook, City Planner

Subject: Residdntial Alternatives for 0-2 Zoning

Dear Commissioners:

Following up

\X 1 :
0our discussion at the December 19, 1984 meeting, I

IaFe reviewed the zoning ordinance for possible alternatives to
encourage residential development in the Brown/Daines Street

area.

I do not believe that adding residential incentives (greater than
what is currently permitted) to the 0-2 classification is the

right answer. Some of the other areas now zoned 0-2 would not

be appropriate for medium density residential development. Like-
wise, some areas currently zoned B-2 are also not readily adaptable
for medium density residential,.

The Brown/Daines Street area is unique. 1 have come to the same
conclusion that some of the members expressed at the last meeting;
perhaps this area needs it's own classification. My suggestions
for this new classification are as follows:

1-

2.

3.

The uses would be similar to those permitted in the 0-2,

The density for residential development would be gréater
than is currently permitted in the 0-2 (R-5), perhaps R-7
density or greaterx.

The allowable height would be four stories (around 45 feet),

10 feet higher than currently allowed in single family
residential. ;

Commercial or office space would be limited to the first
gtory with an F.A.R. no greater than one.

No front or side setbacks for commercial or office use, at
least 10 foot setback for residential units which front on
a street.

The taller the building, the larger the setback from any street.
The setback may have a step effect (10 feet first story,



Planning and Historic District January 8, 1985
Commission
Page 2.

15 feet second story, 20 feet third story, etc.) or it
may have a larger setback from ground up (20 or 25 feet).

7. Where the rear setback abuts 8 street, require the same
as the front setback. Where the rear setback does not
abut the street but abuts business or office zoning,
require 10&feet and where it abuts residential zoning,
require 20 feet.

8. All parking for residential shall be on site, parking for
business or office shall be as currently required in the
Code.

9. Possibly reduce the required parking ratio from 1.5 spaces
per one bedroom unit and 2 spaces per two bedroom unit to
1.25 spaces per one bedroom and 1.75 spaces per two bed-
room unit.

At their meeting on January 7, the City Commission concurred with
the Planning and Historic District Commission's request to consider
residential alternatives for the Brown/Daines Street area. They
requested however, that this item be placed as number one priority
and that we proceed immediately with finding a solution, drafting
the necessary ordinance or ordinance revisions, holding a public
hearing and reporting our recommendation to them as soon as
poessible,

Very truly yours,

BBC/jb ; Bonnie Brodie Cook
City Planner
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Planning Department

DATE: April 237, 2021

TO: Planning Board

FROM: Brooks Cowan, City Planner

APPROVED: Jana Ecker, Planning Director

SUBJECT: Public Hearing for a Zoning Amendment to Chapter 126, Zoning

Ordinance Appendix C, Exhibit 1 Economic Development Licenses
Map to allow the use of an Economic Development License for the
property located at the southwest corner of Brown Street and S.
Old Woodward.

Introduction:

The owners of 300-394 S. Old Woodward and a portion of 294 E. Brown Street have requested a
zoning amendment to have the properties located at 300-394 S. Old Woodward and a portion of
294 E. Brown Street be included with the properties eligible for an Economic Development License
as identified on the map in Appendix C; Exhibit 1 of the Zoning Ordinance. Properties with an
Economic Development License may operate an establishment with on premise sales and
consumption of liquor if they obtain a Special Land Use Permit and meet the criteria of Chapter
10, Article II, Division 3 of the Municipal Code. A liquor license associated with an Economic
Development License does not have a limit on the number of seats inside or outside of the
establishment. The applicant is applying to make this property eligible for an Economic
Development License which they intend to pursue for their RH concept store to allow patrons to
purchase wine while browsing and shopping the design galleries.

Background:

The subject site is zoned B2 and D3 Overlay. The B2 (General Business) zoning classification
permits businesses to operate with an Economic Development License as long as they obtain a
Special Land Use Permit and are within the parcels eligible for an Economic Development License
identified on the map in Exhibit 1; Appendix C of the Zoning Ordinance. The majority of the
parcels currently eligible for an Economic Development License are located along Woodward
Avenue between Oakland and Lincoln Avenue in the commercial areas of the Downtown Overlay
and Triangle District. The southern portion of the Rail District is also eligible for an Economic
Development License. Establishments currently operating with an Economic Development license
in Birmingham include the All Seasons, Hazel Ravines & Downtown, and Birmingham Pub. Lincoln
Yard was approved for an Economic Development License in the fall of 2019, however it has yet
to open.

In regards to the purpose of an Economic Development License, the Municipal Code Chapter 10,
Article II, Division 3, Section 10-60 states the following:



The purpose of this division is to establish a policy and conditions to allow the City
Commission the ability to approve a request to transfer a liguor license into the city in
excess of the city's quota licenses if the request is deemed to constitute a substantial
economic development and benefit to the city, to establish criteria for selecting
applicants, and to provide limitations on the influx of new liquor licenses and to insure
controlled growth and development regarding liguor licenses and to evaluate the impact
of increased liquor licenses on the city.

The applicant is requesting this zoning amendment to be eligible for the sale of wine at their
proposed retail and restaurant development for RH. The applicant believes the combination of
wine, food, and furniture design galleries will create a socially engaging retail experience that will
serve as a destination based anchor tenant for the City. The eligibility of an Economic
Development License may incentivize the applicant to pursue a development that meets the intent
of the license which is "to constitute a substantial economic development and benefit to the city.”

Master Plan:

In regards to the Downtown Birmingham 2016 Plan, it is recommended that the City encourage
destination restaurants and retailers which serve as anchor tenants that compliment rather than
compete with neighboring commercial uses. These anchor tenants should attract customers from
outside the primary trade area, and not have negative impacts on surrounding neighborhoods or
the CBD (p. 29-30).

The plan also states that Birmingham has five primary shopping areas in its Downtown which are
isolated from each other. The distance between the primary shopping areas significantly limits
cross-shopping between them. The plan states that the S. Old Woodward commercial area is
separated from the CBD by the ring road traffic of Brown Street, and the plan identifies the
intersection of Brown and S. Old Woodward as a location where an anchor tenant development
will help spread out retail and encourage pedestrian movement between shopping districts. The
illustration of this concept is provided below from Appendix D-1 of the Downtown 2016 Plan.

The plan recommends infill development with 0 foot setback and calls for the elimination of
exposed surface parking. Breaks in the street wall for surface parking leads to isolation of retail
sections and discourages pedestrian cross shopping from one area of town to the next. The plan
also recommends a retail requirement for first floor buildings with frontage along main streets. A
retail requirement would provide first floor uses that activate the street at a pedestrian level and
provide a continuous engaging experience of items and activities to see in businesses as visitors
pass through Birmingham’s downtown.

An economic development license for the subject area could incentivize an anchor tenant that
provides infill for the space and helps connect the downtown to the S. Old Woodward corridor
which the 2016 Plan calls for. This anchor tenant could help continue the street wall from
downtown and enhance the pedestrian experience with more retail activity. By attracting an
anchor tenant for this location, an Economic Development License for this location could
constitute a substantial economic development and benefit to the City and also help achieve the
goals of the 2016 Master Plan.
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Surrounding Area:

In regards to existing uses within the general area of the property, the subject property currently
consists of a one story building and a two story building with a surface parking lot between them.
The buildings are along the retail frontage line and consist of businesses offering financial
services, shoe repair, and furniture.

The properties to the east and southeast from 355 to 555 S. Old Woodward are all eligible for an
Economic Development license. Birmingham Pub at 555 S. Old Woodward currently operates with
an Economic Development Liquor License. The area to the southeast is not within the Parking
Assessment District, however it does include a parking deck in the 555 building that is available
for public use, and a new 5-story mixed-use building has been approved at 469-479 S. Old
Woodward. Adachi Sushi is located directly to the east at 325 S. Old Woodward and operates
with a Bistro Liquor License in the historical Peabody Mansion. The Peabody Mansion is the only
property south of Brown Street between Woodward and S. Old Woodward that is not eligible for
an Economic Development license due to its historical designation.

To the north of the subject property is the newly developed Daxton Hotel which has replaced a
former single story building and a large surface parking lot. The Daxton Hotel operates with a
Hotel Liquor License which enables them to serve alcohol at the restaurant, banquet hall, and for
room service. There are two public parking structures to the northeast and northwest of the
subject property which are the Pierce Structure and Peabody Structure. Both public parking
structures are within 200 feet of the subject property. Birmingham’s core commercial area is
currently located just north of the subject property, which is zoned as B4 and D4 Overlay.

Directly to the south is the newly developed Forefront property. The Forefront is a mixed-use 3-
story building with a 1%t floor commercial use and a mix of condos and apartments on floors two
and three. There is an eclectic mix of uses continuing further south along Old Woodward which
includes a pharmacy, an outdoor sporting goods store, and the restaurant “Phoenicia” which
operates with a Class C Quota Liquor License.

Directly to the west along Brown Street is a 2-story office building for Coldwell Banker followed
by a 3-story office building with Broder &Sachse amongst other tenants. The southwest portion
of the property faces Daines Street which has a mix of office uses in the B2-B zone.

At this time, there are no properties on the west side of S. Old Woodward that are eligible for an
Economic Development License.



Current Trends:

Brick and mortar retail has been shifting towards experience-based retail to compete with online
shopping. This past decade, the retail industry has seen a number of businesses close their doors
due to an inability to compete with online shopping. Successful brick and mortar stores have been
able to combat online shopping by providing a positive experience that coincides with quality
goods being sold. Doing so creates a destination-based experience that gets patrons walking into
their doors and exploring the surrounding area.

The applicant wishes to become eligible for an Economic Development License to provide a luxury
shopping experience that includes wine sales to go along with the furniture sales concept. Patrons
of the restaurant would be able to bring their wine into various sections of the store while
browsing the various design galleries with items for sale. This luxury shopping experience adds a
social element to their shopping experience and encourages social interaction while visiting their
store.

In regards to development and business trends in the area, The City has begun to see more
activity near S. Old Woodward and Brown. The Forefront completed construction in 2018 however
it did not occupy its first floor space with a tenant that quite meets the intent of the retail
requirement. Attracting an anchor tenant on this side of town could help compliment and activate
the surrounding retail spaces as spill-over shopping becomes a possibility. The Daxton Hotel
recently completed construction across the street from the subject site and intends to activate
the area with its hotel rooms for rent, its restaurant, and its banquet hall for various events. A 5-
Story mixed use building was recently approved for 469-479 S. Old Woodward which also intends
to bring more 1% floor retail and residents to this side of town. Attracting an anchor tenant could
help compliment the surrounding development activity for this area.

An item for consideration and discussion is the impact of Covid-19 on downtowns such as
Birmingham where restaurants and shops depend on business from surrounding office workers.
There is a wide range of future projections for in-office work, many of them reducing the number
of office workers and allowing more opportunities to work at home. If this occurs, Birmingham's
businesses could experiences a drastic reduction in revenue (or continue to...) An Economic
Development License could help attract a destination anchor tenant that brings more people into
downtown. Doing so could also provide an interesting destination for people working at home
and looking to get out for social activity.

Amending the Ordinance to make the subject property eligible for an Economic Development
License could incentivize development at this site that incorporates more experience-based retail
that attracts patrons to the area and compliments the surrounding uses.

Summary:

The Planning Division finds that a zoning amendment to make the subject property eligible for an
Economic Development License could help incentivize an anchor tenant that serves as an
experience-based retail destination. Attracting such an anchor tenant would satisfy the
recommendations of the Downtown 2016 Plan for the subject area of S. Old Woodward and
Brown. Incentivizing an anchor tenant could also help connect retail from the CBD into the S. Old
Woodward area and serve as a catalyst for surrounding businesses.



Suggested Action:

To recommend approval to the City Commission of the ordinance amendment to allow the use of
an Economic Development Liquor License in the expanded area as shown on the attached map
for Appendix C, Exhibit 1, Economic Development Licenses.

OR
To postpone the ordinance amendment to allow the use of an Economic Development Liquor

License in the expanded area as shown on the attached map for Appendix C, Exhibit 1, Economic
Development Licenses given the following reasons:

OR

To recommend denial to the City Commission of the ordinance amendment to allow the use of
an Economic Development Liquor License in the expanded area as shown on the attached map
for Appendix C, Exhibit 1, Economic Development Licenses.
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APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE
Birmingham, Michigan

TO THE CITY COMMISSION:

The undersigned hereby makes application to the City Commission to:

1. Zoning Map Change:
Change premises described as:

300 and 394 S. Old Woodward and part of 294 E. Brown Street

No. Street

See attached

Legal Description

from its present zoning

classification of B2/D3 overlay to B2/D4 overlay.

A scaled land survey showing location, size of lot and placement of building (if any) on

the lot to scale must be attached.

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

2. Change premises described as:

300 and 394 S. Old Woodward and part of 294 E. Brown Street

No. Street

See attached

Legal Description

from its present zoning

classification of B2/D3 overlay to extension of Economic Development Zone.

A sealed land survey showing location, size of lot and placement of building (if any) on

the lot to scale must be attached.

Statements and reasons\{oy| reques o/

Signature of Applicant:

Print Name: Dave Stanchak, President, RH, Inc.

Name of Owner: See attached consent form for each parcel

Address and Telephone Number: 15 Koch Road

Corte Madera, CA 94925
(415) 936-9642
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CONSENT OF PROPERTY OWNER

Frank T, Komjaravich o¢ Lots H. Konjarnvich, 28 Trusteos for the Frank T, Konjarovich Rev. Liv. Trust dstod 52295 1 I
, OF THE STATE OF MIChlgan AND
(Name of Property Owner)

I

COUNTY OF Oakland STATE THE FOLLOWING:

That I am the owner of real estate located at 394 S ) Old WOOdwa rd

(Address of Affected Property)

2. That] have read and examined the Application for ZONING MAP CHANGE made to the City of

RH, Inc.

Birmingham by: H
(Name of Applicant)

3. ThatI have no objections to, and consent to the request(s) described in the Application made to the City of

Birmingham.

Frank T. Konlarevich or Lols H. Kenjarevich, as Trustees for the Frank T. Konjarevich Rev. Liv. Trust daled 5/22/95
Name of Owner (Printed):

Signature of Ownerm D (J W’%ate! &/ d 7’/ 2/




APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE
Birmingham, Michigan

A letter of authority, or power of attorney, shall be attached in case the appeal is made by
a person other than the actual owner of the property.

PRZI-000 A
Date Received: ’9/ L( (} ( Received By:
Resolution No. Approved/Denied
Application Fee: $1,500.00 Receipt Number

The petitioner shall be responsible for any costs incurred by consultant, including but not
limited to traffic and environmental, contracted by the city to review the proposed site
plan and/or community impact study as determined by the city planner.



LEGAL DESCRIPTION — PARCELS I & 11

LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, MI, DESCRIBED AS FOLLOWS:

PARCELI:

THE EAST 1/2 OF LOT(S) 11 OF BROWN'S ADDITION TO THE CITY OF BIRMINGHAM AND THE EAST
1/2 OF LOT 16 OF BROWN'S ADDITION NO. 1, IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY,
MICHIGAN ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE 8 OF
OAKLAND COUNTY RECORDS, INCLUDING THE VACATED WEST 20 FEET OF ANN STREET
ADJOINING LOT 11 AND THE VACATED WEST 19 FEET OF ANN STREET ADJOINING 1.OT 16.

PARCEL IIt

THE WEST 1/2 OF LOT(S) 12 OF BROWN'S ADDITION TO THE VILLAGE (NOW CITY) OF
BIRMINGHAM, OF PART OF THE WEST 1/2 OF THE NORTHEAST 1/4 OF SECTION 36, TOWN 2 NORTH,
RANGE 10 EAST, TOWNSHIP OF BLOOMFIELD (NOW CITY OF BIRMINGHAM), OAKLAND COUNTY,
MICHIGAN ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE 8 OF
OAKLAND COUNTY RECORDS, ALSO LOT 15, ADDITION TO WILLIAM BROWN'S ADDITION NO. 1,
BEING A PART OF THE WEST 1/2 OF THE NORTHEAST 1/4 OF SECTION 36, TOWN 2 NORTH, RANGE
10 EAST ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLLATS, PAGE § OF
OAKLAND COUNTY RECORDS, INCLUDING VACATED 20 FEET OF ANN STREET, ADJOINING THE
WESTERLY SIDE OF LOT 12 AND VACATED 21 FEET OF ANN STREET ADJOINING THE WESTERLY
SIDE OF LOT 15.

ADDRESS: 294 E. BROWN STREET, BIRMINGHAM, MI 48009

TAX ID NUMBER: 19-36-204-021

LEGAL DESCRIPTION — PARCEL 2

LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, M, DESCRIBED AS FOLLOWS:

THE EASTERLY 50 FEET OF LOT 12, AND THE WESTERLY PART OF LOT 13, MEASURING 82.45 FEET
ON THE NORTH LOT LINE AND 82.48 FEET ON THE SOUTH LOT LINE OF BROWN'S ADDITION
SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3 OF PLATS, PAGE 8 OF
OAKLAND COUNTY RECORDS.

ADDRESS: 300 S. OLD WOODWARD AVENUE, BIRMINGHAM, MI 48009
TAX ID NUMBER: 19-36-204-006

LEGAL DESCRIPTION — PARCEL 3
LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, MI, DESCRIBED AS FOLLOWS:

LOT(S) 14, EXCEPT THAT PART TAKEN FOR WIDENING WOODWARD AVENUE OF ADDITION TO
WILLIAM BROWN'S ADDITION NO. 1 ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 3
OF PLATS, PAGE 8 OF OAKLAND COUNTY RECORDS.

ADDRESS: 394 S, OLD WOODWARD AVENUE, BIRMINGHAM, MI 48009
TAX ID NUMBER: 19-36-204-014



Date: April 21, 2021

To: Planning Board Members
From: Jana L. Ecker, Planning Director
Re: 300 - 394 S. Old Woodward and a portion of 294 E. Brown

Street — New Mixed Use 4 story Building, Community Impact
Study—~Preliminary Site Plan Review (All changes shown in
blue type)

Community Impact Study
. INTRODUCTION

The subject site includes the properties known as 300 — 394 S. Old Woodward,
and portions of the property located at 294 E. Brown. These properties are
currently occupied by Capital Title/Lutz, Roche Bobois/Frank’s Shoe Service and
Coldwell Banker Weir Manual. The entire property has a total land area of
54,052.96 sq.ft. or 1.24 acres. It is located on the west side of S. Old Woodward,
including the entire block of S. Old Woodward from Brown Street south to Daines
Street and all parcels are zoned B2 General Business and D-3 in the Downtown
Birmingham Overlay District.

The applicant is proposing to rearrange the parcel lines for the above three
properties to create two new parcels through the lot split and combination
process. The applicant is proposing to split off the westernmost portion of the
300 S. Old Woodward (currently parking lot) and combine this portion with the
parcel at 294 E. Brown Street. In addition, the applicant is proposing to split off
the easternmost portion of the L-shaped parcel at 294 E. Brown and combine this
with the parcel at 394 S. Old Woodward. Finally, the applicant proposes to
combine the new parcels at 300 and 394 S. Old Woodward to create one large
new parcel that will run from Brown south to Daines. The applicant is required
to obtain approval of the City Commission for the proposed lot splits and
lot combination to create the new lot that is the subject of this application
and shown on the site plan. The applicant has submitted these applications to
the City Commission for their review.

Both existing buildings (currently 300 and 394 S. Old Woodward) on the lot to be
newly created are proposed to be demolished to construct a new 4 story mixed
use building with retail and design uses on the first 3 floors, and a restaurant on
the fourth floor. One level of underground parking is proposed to house 24 cars.
As the building is located within the Parking Assessment District, no on-site
parking is required for the proposed commercial uses.



In order to permit the use of a restaurant on the fourth floor, the applicant is also
proposing a rezoning of the new parcel encompassing 300 — 394 S. Old
Woodward from D-3 to D-4 in the Overlay District. In addition, the applicant will
be proposing zoning amendments to the B2 zoning district to allow the use of
economic development liquor licenses with a Special Land Use Permit on this
site, which will include an application for an amendment to Exhibit 1, Appendix C,
to add the properties at 300 — 394 S. Old Woodward to this map.

The new 4 story building is proposed to be 50,483 sq.ft. in size (not including the
underground parking level), thus requiring the applicant 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.

On March 26, 2021, the Planning Board conducted a detailed review of the
applicant’s CIS. After much discussion, the board voted to postpone the
CIS until April 28, 2021 to allow the applicant to address the issues noted in
the report below. The main issue to be resolved was the traffic analysis
method used by Rowe Engineering. The applicant agreed to meet with the
City’s traffic engineers to agree upon a methodology and resolve all traffic
issues. Mr. Emerine was asked to meet with the traffic experts and City
staff to assist in resolving the issues to the satisfaction of the Planning
Board. All parties have been working together to resolve the traffic issues,
and resolution is expected prior to the Planning Board meeting on April 26,
2021.

[I. 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.

A. Planning & Zoning Issues:
Use

The property is currently zoned B2 and D-3 in the Overlay District. The
proposed retail, design services and restaurant uses are permitted
principal uses in the B2 and D-3 zone districts. However, the proposed
restaurant use is not permitted on the fourth floor of a building in the
D-3 Downtown Overlay zone, as a fourth floor is only permitted in



this zone if it is used for residential units. Thus, the applicant will be
required to obtain a variance for the use of the fourth floor as a
restaurant, or to obtain approval of a rezoning of the property to D-4
in the Downtown Overlay. The applicant has submitted a rezoning
petition to rezone the subject site from D-3 to D-4 in the Downtown
Overlay.

In addition, the applicant is proposing that the restaurant on the fourth
floor serve alcoholic liquors, thus requiring a liquor license and a Special
Land Use Permit. The applicant has advised that they wish to seek an
Economic Development liquor license for use on this site given the
significant investment in the redevelopment of the site. However,
Economic Development liquor licenses are not permitted for use on
the site, as none of the properties involved in this application are
included on the map contained in Appendix C, Exhibit 1, of the
Zoning Ordinance. Thus, the applicant will be required to obtain a
variance for the use of an Economic Development license on the site,
or obtain approval of a zoning amendment to alter the map contained
in Appendix C, Exhibit 1 of the Zoning Ordinance to include the
subject property. The applicant has submitted a request for an
amendment to the Zoning Ordinance to amend Appendix C, Exhibit 1
to include the subject site. Should the zoning amendment be
approved, the applicant will then be required to obtain a Special
Land Use Permit along with Final Site Plan and Design approval from
the City Commission.

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:

(@) 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 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
the applicant has proposed high quality materials and provided
architectural elements to provide a pedestrian scale on all sides of the
proposed building.

In addition, the DB 2016 Report encourages D-3 flexible use buildings in
this area, to provide a connection between Downtown and the south end
of S. Old Woodward, and encourages anchor retail development. The
proposed retail, gallery, design services and restaurant uses all work
together to provide a significant retail anchor at this location, activating this
area. The 2016 Plan 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 four story building does meet the spirit
and intent of the 2016 Plan as it does provide for significant massing at
this important corner of Brown and S. Old Woodward. The proposed four
story development also provides a transition from the five story Daxton
Hotel to the north and the three story Forefront building to the south.

The proposed development and uses relate to the pedestrian, as the
building is located at the property line and was designed with human scale
detailing on the first floor, including canopies, large windows, and
pedestrian entrances on S. Old Woodward, Daines and Brown 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 both S. Old Woodward, E.
Brown and Daines. The main entry to the building is located along S. Old
Woodward, with prominent entries also located on Daines, E. Brown
Street and on the west elevation of the building at a proposed courtyard
space.

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 design for the proposed
building includes high quality materials, extensive storefront glazing,
canopies, as well as pedestrian scale building lighting along both the S.
Old Woodward, E. Brown and Daines facades.



Streetscape components are an integral part of the 2016 Plan.