
AGENDA
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD

WEDNESDAY MAY 25, 2022 – 7:30 PM
151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI*

Per the CDC, Oakland County has a COVID-19 Community level and transmission level of HIGH. The City continues to highly recommend the public wear 
masks while attending City meetings per CDC guidelines. These precautions are due to COVID-19 transmission levels remaining high in Oakland County 
that have led to an increase in infections of City employees and board members. All City employees, commissioners, and board members must wear a 
mask while indoors when 6-feet of social distancing cannot be maintained. This is to ensure the continuity of government is not affected by an exposure 
to COVID19 that can be prevented by wearing a mask. The City continues to provide KN-95 respirators and triple-layered masks for all in-person meeting 
attendees.

A. Roll Call
B. Review and Approval of the Minutes of the Regular Meeting of May 11, 2022
C. Chairpersons’ Comments
D. Review of the Agenda
E. Unfinished Business
F. Rezoning Applications
G. Community Impact Studies

1. 320 Martin St. – Request for new 5-story mixed-use building addition.
H. Special Land Use Permits

1. 185 N. Old Woodward – Bell Bistro – Request for interior/exterior renovations to existing 
Mad Hatter Bistro and new outdoor dining plan.

2. 310 E. Maple – Pernoi – Request for eisnglass enclosure at existing outdoor dining patio.
I. Site Plan & Design Reviews

1. 320 Martin St. – Preliminary Site Plan request for new 5-story mixed-use building addition.
2. 185 N. Old Woodward – Bell Bistro – Final Site Plan & Design Review request for 

interior/exterior renovations to existing Mad Hatter Bistro and new outdoor dining plan.
3. 310 E. Maple – Pernoi – Final Site Plan & Design Review request for eisnglass enclosure at 

existing outdoor dining patio.
J. Study Session
K. Miscellaneous Business and Communications:

1. Pre-Application Discussions
2. Communications
3. Administrative Approval Correspondence
4. Draft Agenda – June 8, 2022
5. Action List - 2022
6. Other Business

L. Planning Division Action Items
1. Staff Report on Previous Requests
2. Additional Items from Tonight’s Meeting

M. Adjournment

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at:

Link to Access Virtual Meeting: https://zoom.us/j/111656967
Telephone Meeting Access: 877-853-5247 US Toll-Free
Meeting ID Code: 111656967

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

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

Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número (248) 530-
1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of the 
Civil Rights Act of 1964).
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City Of Birmingham
Regular Meeting Of The Planning Board

Wednesday, May 11, 2022
City Commission Room

151 Martin Street, Birmingham, Michigan

Minutes of the regular meeting of the City of Birmingham Planning Board held on May 11, 2022. 
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, Bryan Williams; Alternate Board Member 
Jason Emerine (arrived 7:35 p.m.); Student Representatives MacKinzie Clein, 
Andrew Fuller

Absent: Alternate Board Member Nasseem Ramin

Administration:
Nick Dupuis, Planning Director 
Leah Blizinski, City Planner
Laura Eichenhorn, City Transcriptionist

B. Approval Of The Minutes Of The Regular Planning Board Meetings of April 13, 2022 
and April 27, 2022

Mr. Share said ‘uncomfortable’ on page two of the April 13, 2022 minutes should be replaced with 
‘lengthy, causing unnecessary discomfort and in some cases danger for residents.’

05-108-22

Motion by Mr. Williams
Seconded by Mr. Koseck to approve the minutes of the Regular Planning Board 
meeting of April 13, 2022 as amended.

Motion carried, 7-0 

VOICE VOTE 
Yeas: Share, Koseck, Clein, Jeffares, Boyle, Whipple-Boyce, Williams
Nays: None

05-109-22

Motion by Mr. Share
Seconded by Mr. Koseck to approve the minutes of the Regular Planning Board 
meeting of April 27, 2022 as submitted.

Motion carried, 6-0 
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VOICE VOTE 
Yeas: Share, Koseck, Clein, Boyle, Whipple-Boyce, Williams
Nays: None
Abstain: Jeffares

C. Chair’s Comments 

Chair Clein welcomed everyone to the meeting and reviewed the meeting’s procedures. 

D. Review Of The Agenda

E. Unfinished Business 

F. Rezoning Applications 

G. Community Impact Study 

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

I. Study Session
1. Outdoor Dining Standards – Public Hearing

The Chair opened the public hearing at 7:36 p.m.

PD Dupuis presented the item.

Mr. Jeffares said:
Article 4, Section 4.44(B)(5)(iii) might be overreaching in requiring that outdoor dining 
facility elements be brought in when they are located on private property;
He disagreed with not allowing awnings, noting that the concern of some Board members 
had been that sightlines are obscured by awnings. He found umbrellas to eb more 
obscurant in terms of sightlines than awnings; and,
The Board had designed the guidelines under the impression that any outdoor dining 
platforms approved prior to the adoption of these ordinance changes would be legally 
non-conforming if they did not align with the new ordinances. Within the last few days it
had become clear that recently updated language in SLUP agreements would now require 
establishments to come into compliance with any ordinance changes. 

Mr. Jeffares asked PD Dupuis if the City had notified establishments with outdoor dining about 
the updated SLUP language and its potential impacts.

PD Dupuis stated that the City has not sent direct correspondence to establishments with outdoor 
dining about the updated SLUP language. He said Staff is in the process of determining which 
establishments would be affected by the updated SLUP language. He said the Board would be 
welcome to communicate directly with those establishments to invite them to submit comment 
on the proposed ordinance changes. 
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Mr. Jeffares continued that he did not feel it appropriate to pass the ordinance changes without 
direct communication with the establishments, who may have already made significant 
investments in their outdoor dining, and would have to make alterations again in the near future 
because of the updated SLUP language. 

In reply to Board inquiry, PD Dupuis stated:
The updated SLUP language requires establishments to come into compliance with 
ordinance changes as soon as the ordinances change;
Article 4, Section 4.44(B)(5)(iii) would allow establishments with outdoor dining facility 
elements on private property to leave them out  between January 1 and March 31; and,
‘Immediately adjacent’ in Article 4, Section 4.44(B)(2) means outdoor dining facing a 
property line with single-family or multiple-family zoned residential. For example, if an 
establishment with outdoor dining is next to single-family or multiple-family zoned 
residential, but has their outdoor dining facing a street, that outdoor dining would not be 
considered ‘immediately adjacent’ to single-family or multiple-family zoned residential. 
This is also how the Planning Department has interpreted this extant ordinance language 
in the past; 
These ordinance changes did not include a definition of ‘furnishing zone’, and he was 
unsure if the ordinance already had a definition for the phrase;
Outdoor storage facility is an accessory permitted use in B2-B, B2, B2C, and MX districts 
and Article 4, Section 4.44(B)(5)(iii) would be intended to allow an establishment to store 
their outdoor dining facility elements in their ordinance-compliant outdoor storage facility.

Mr. Koseck suggested that making the second sentence in Article 3, Section 3.04(C)(10)(e) a 
separate point would make it more clear.

Chair Clein said the Board may be letting perfect become the enemy of the good in this review. 
He recommended that the Board note any potential fatal flaws in the ordinance language, and 
that the Board should otherwise to approach this discussion as whether this ordinance, on the 
whole, could be recommended to the Commission for approval.

In reply to Mr. Koseck, Mr. Williams clarified that the Commission would have opportunity to make 
changes to the proposed ordinance language, and that the proposed ordinance language would 
then be subject to a public hearing by the Commission as well. Mr. Williams noted Mr. Koseck’s 
recommendation could be conveyed to the Commission, and that the Commission would be free 
to make that change during its review.

Mr. Jeffares added the ordinance should have a definition of ‘immediately adjacent’ from Article 
4, Section 4.44(B)(2) in order to clarify the term.

Public Comment

Al Vaitas, member of the Advisory Parking Committee (APC), stated that the mission of the APC 
is to preserve and create parking for the downtown business district. He said the problem the 
APC faces is that, when asked to evaluate a request for an outdoor dining deck, they have no 
objective parameters with which to perform that evaluation. He said the Board should consider 
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adding to the ordinance how many dining decks should be allowed per block, how many dining 
decks should be allowed per the total number of parking spaces in the City, and what the 
saturation point for dining decks is.

Chair Clein said he understood Mr. Vaitas’ concerns, but that they seemed to be policy issues as 
opposed to land use issues. He said the best approach would be asking the Commission whether 
they want to consider restricting the number of dining decks, at which point the APC and the 
Board could likely collaborate on exploring the issue. He noted that there are restrictions for 
bistros but no restrictions for either Class C license holders or for the number of outdoor dining 
facilities.

Jim Hayosh, owner of Commonwealth Cafe, was concerned about how the ordinance changes 
would impact his custom-made deck which required years of work with the City’s Engineering 
Department to create. He said awnings are aesthetically preferable to umbrellas and should not 
be prohibited. He said the ordinance changes would homogenize outdoor dining in the City. He
also said he did not receive any notice from the City regarding updating the outdoor dining 
standards. 

Mr. Jeffares said that while the City has minimum noticing requirements, it could and should 
exceed those requirements. He said the City owed it to stakeholders to try and ensure that they 
are aware of the potentially impending changes. He said he would not support a motion to move 
the ordinance changes forward at this time because he did not feel comfortable doing so.

Mr. Share said:
The initial conversation around these potential ordinance changes was that the Board 
could not expect to get the ordinance changes perfect the first time, and that the 
ordinance should be treated as a work in progress;
He was in favor of recommending the ordinance changes to the Commission and in favor 
of notifying establishments that there would be a public hearing on the matter at the 
Commission; and,
He and Ms. Whipple-Boyce discussed some possible changes to the umbrella and awning 
requirements which the Board could look at more closely after the present ordinance 
changes are advanced to the Commission.

Mr. Williams said:
He was troubled by the City’s notice standards, citing two examples of where he felt 
insufficient notice was provided regarding construction projects;
He would vote no on advancing the proposed ordinance changes because he felt the City 
should have reached out to every dining establishment over the last year and did not.

Ms. Whipple-Boyce said:
There was no reason to rush these standards at this point, because most interested 
establishments have operational outdoor dining at this point in time;
It would be better to take a few months to get these ordinances changes right;
Delaying would also give the Board the opportunity to hear from stakeholders that could 
be affected by the changes;
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She would like to know how many platforms would be affected and in what way, since 
some of the platforms have been constructed for thousands of dollars and were only 
approved in the last month or two;
She was uncomfortable with the prohibition in on fixed or freestanding awnings in 
platforms as described in Article 4, Section 4.44(C)(8), which she said has been her 
perspective throughout the Board’s review of these ordinances; and,
She would not support advancing these ordinance changes at this time.

Chair Clein said:
The Board’s discussions were noticed per the City’s policy, were held publicly, and were 
held for the last ten months;
He did not anticipate hearing any comments that would change his opinion that the 
proposed ordinance changes were appropriate;
The Board needed to determine what they thought would be an appropriate noticing policy 
in excess of the City’s standard noticing policy so PD Dupuis would have clear direction 
on what to ask of the City Manager;
Undertaking excess noticing could establish a precedent detrimental to the City;
He appreciated the Board’s zealousness but did not see what could be further 
accomplished with these proposed changes;
Board members could individually submit ideas to PD Dupuis for what should occur in 
terms of noticing; and,
These proposed changes took all stakeholders into account, including pedestrians and 
retail establishments, and he would be in favor of advancing the item to the Commission.

05-110-22

Motion by Mr. Share
Seconded by Mr. Boyle to recommend approval to the City Commission amendments 
to Article 4, Section 4.44, Article 3, Section 3.03, Article 3, Section 3.16 and Article 9, 
Section 9.02 of the Zoning Ordinance to revise the outdoor dining standards and 
provide consistent and enforceable regulations.

Mr. Koseck said that while he understood the Chair’s comments, the Board usually 
advances ordinance changes they were more confident in. He said the Board should 
continue its work to get these ordinance changes closer to ideal.

Motion failed, 3-4. 

ROLL CALL VOTE 
Yeas: Share, Clein, Boyle
Nays: Jeffares, Koseck, Whipple-Boyce, Williams

The Chair closed the public hearing at 8:25 p.m.

2. Front Yard Setbacks – Public Hearing

The Chair opened the public hearing at 8:26 p.m.



Birmingham Planning Board Proceedings 
May 11, 2022

6

PD Dupuis presented the item.

Ms. Whipple-Boyce voiced her support for the proposed changes.

05-111-22

Motion by Ms. Whipple-Boyce
Seconded by Mr. Williams to recommend approval to the City Commission 
amendments to Article 2, Sections 2.04, 2.06, 2.08 and 2.10 of the Zoning Ordinance 
to modify the minimum front yard setback requirement.

Motion carried, 7-0. 

VOICE VOTE 
Yeas: Share, Clein, Boyle, Jeffares, Koseck, Whipple-Boyce, Williams
Nays: None

The Chair closed the public hearing at 8:30 p.m.

3. Accessible Ramps – Public Hearing

The Chair opened the public hearing at 8:30 p.m.

05-112-22

Motion by Mr. Williams
Seconded by Ms. Whipple Boyce to receive and file a letter dated May 10, 2022 from 
Allison Goodwin and an email dated May 11, 2022 from Anne Honhart. 

Motion carried, 7-0. 

VOICE VOTE 
Yeas: Share, Clein, Boyle, Jeffares, Koseck, Whipple-Boyce, Williams
Nays: None

The Chair said both correspondences were supportive of the proposed changes. He continued 
that these proposed changes would advance the City’s goals of helping residents age in place.

05-113-22

Motion by Mr. Williams
Seconded by Ms. Whipple Boyce to recommend approval to the City Commission 
amendments to Article 4, Section 4.30 of the Zoning Ordnance to include provisions 
for accessible ramps that do not unintentionally inhibit persons in need as it relates 
to open space restrictions.
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Motion carried, 7-0. 

VOICE VOTE 
Yeas: Share, Clein, Boyle, Jeffares, Koseck, Whipple-Boyce, Williams
Nays: None

The Chair closed the public hearing at 8:33 p.m.

4. Window Standards – Study Session

PD Dupuis reviewed the item.

Chair Clein recommended that Article 3, Section 3.04(E)(7) be eliminated since the same topic is 
adequately addressed in Article 4, Section 4.90(A).

Mr. Share recommended that the requirements of Article 4, Section 4.90(A) be applied to non-
residential uses above the first floor as well.

Chair Clein concurred.

Ms. Whipple-Boyce said the language about window treatments was unenforceable, since the 
definition of ‘direct sunlight’ would be subjective and difficult for code enforcement to enforce. 
She continued that she would like the Board to explore options for artful ways of allowing building 
owners to obscure windows that look into back-of-house areas.

In reply to Ms. Whipple-Boyce, PD Duouis noted that Article 4, Section 4.90(E) allows the Board 
to waive aspects of the window standards.

Mr. Koseck concurred with Ms. Whipple-Boyce about the utility of allowing tasteful obscuring of 
windows in some contexts.

In reply to PD Dupuis, the Chair asked him to make the requested modifications to the proposed 
language and then said the Board would make a decision about recommending potential changes 
to the window treatment language at the next review.

J. Site Plan & Design Review
1. 770 S. Adams – Perennial – Final Site Plan & Design Review request for new 4 

& 6 story mixed-use building.

Both the Chair and Mr. Emerine recused themselves at 8:48 p.m., citing business relationships 
with members of the applicant team.

Mr. Koseck also recused himself at 8:48 p.m., noting that one of the architecture firms involved 
in the application was a previous employer.

Vice-Chair Williams assumed facilitation of the meeting at 8:48 p.m.
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Vice-Chair Williams introduced the item. 

05-114-22

Motion by Mr. Share
Seconded by Mr. Boyle to receive and file the revised glazing calculations - Sheet 
SD.23.0 that was submitted after the agenda packet was made available. 

Motion carried, 5-0. 

VOICE VOTE 
Yeas: Share, Boyle, Jeffares, Whipple-Boyce, Williams
Nays: None

PD Dupuis presented the item. 

Nico Schultz, of FHS Birmingham, and Chris Longe, architect, spoke on behalf of the item. 

Mr. Schultz stated:
The artificial turf would be located in the enclosed courtyard on the first level because 
natural grass in that area would become too muddy;
The applicant will comply with the Engineering and Building Departments’ comments; and,
There are no fully enclosed structures as part of the rooftop use.

Mr. Longe stated:
The materials of the wall facing the former Plant Station will be brick, as will the adjacent 
wall. A mural is being considered for the area;
The alley to the south of the building will be veneered with the same brick as the building; 
All the back of house elements will face the south side of the building;
Artificial turf would also be used in the dog run and on the fifth floor amenity deck;
The lighting is underneath each of the terraces;
The balconies will be steel and concrete and will have a pitch and a scupper so the water 
drains off; and,
The upper floor will have internal drains.

Mr. Longe described the materials. 

Public Comment

Allison Goodwin said she had stepped away from the meeting briefly and offered her support for 
Item I3. The Vice-Chair notified Ms. Goodwin that the item had been approved by the Board and 
advanced to the Commission. The Vice-Chair told Ms. Goodwin that PD Dupuis could provide her 
with information about when Item I3 would appear before the Commission.

Mr. Jeffares described the project as ‘98%’, but said he was bothered that the project takes 
advantage of a loophole in the City’s ordinance. He acknowledged that it was the City’s 
responsibility that the loophole was there. He continued:
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This project would have the only three residential units on Adams, and the rest of Adams 
is retail or commercial;
If those three residential units were changed to retail, they would have better parking 
available than the rest of the retail and commercial on Adams;
He attends Birmingham Shopping District meetings often and there are numerous retailers 
trying to find space in Birmingham; and,
The City needs to ensure that ordinances are updated to reflect City plans in the future 
so that the City does not end up in situations like this one.

05-115-22

Motion by Mr. Share
Seconded by Mr. Boyle to to approve the Final Site Plan and Design Review application 
for 770 S. Adams – Perennial – with the following conditions:

1. The applicant will be required to submit revised site plans with RTU screening 
that adequately obscures the proposed RTUs;

2. The Planning Board approves the use of the artificial turf as shown pursuant to 
the Article 4, Section 4.20(B)(1);

3. The applicant must submit revised lighting and photometric plans that meet 
the requirements of Article 4, Section 4.21 of the Zoning Ordinance;

4. The applicant must provide revised site plans with a sign design plan;
5. The applicant must submit revised site plans indicating the encroachment 

dimensions of the canopies and balconies into the right-or-way;
6. The applicant must enter into agreements with the City pertaining to the 

$20,000 and $100,000 contributions;
7. The applicant comply with the requests of all City Departments;
8. The revised glazing calculations and glass specifications must be reviewed and 

must meet the requirements of the Triangle Overlay District, or obtain a 
variance from the Board of Zoning Appeals; and,

9. The Planning Department must receive additional information from the 
applicant to ensure that the rooftop amenities do not contain enclosures and 
comply with applicable ordinances.

Motion carried, 4-1. 

ROLL CALL VOTE 
Yeas: Share, Boyle, Whipple-Boyce, Williams
Nays: Jeffares

K. Miscellaneous Business and Communications

The Board took a brief recess at 9:34 p.m.

The Board returned from recess at 9:38 p.m.

Chair Clein, Mr. Koseck, and Mr. Emerine rejoined the meeting at 9:38 p.m.
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Chair Clein resumed facilitation of the meeting at 9:38 p.m.

1. Pre-Application Discussions 
i. 219 Elm St. – All Seasons 2

PD Dupuis summarized the request.

The Board said it was comfortable with administrative approval, but that the applicant had to 
proceed with either its first or second plan – it could not receive two approvals.

ii. 2225 14 Mile Rd. – Our Shepherd Lutheran 

PD Dupuis summarized the request.

The Board said it was comfortable with PD Dupuis updating the site plans to reflect an arborvitae 
screening wall where it was required by the Board of Zoning Appeals. 

2. Communications
i. Open Meetings Act Memorandum – City Attorney

ii. Kozlowski – 2040 Plan Comments
iii. Ortiz Educare, LLC – Review Meeting Request

PD Dupuis requested that the Board permit Ortiz Educare and Gassow to be reviewed at the June 
8, 2022 meeting. 

The Chair noted that the Board could also review glazing standards and sideyard a/c units at that 
meeting. He said reviewing another item to the June 8, 2022 meeting could be considered at May 
25, 2022 Board meeting.

05-116-22

Motion by Mr. Williams
Seconded by Mr. Boyle to amend the rules of procedure and allow a hybrid meeting 
to consider both a study session and a site plan review for Wednesday, June 8, 2022. 

Mr. Jeffares asked PD Dupuis to ensure that the applicants come in with complete 
documentation. 

PD Dupuis confirmed he would do so.

Motion carried, 7-0. 

VOICE VOTE 
Yeas: Share, Boyle, Jeffares, Whipple-Boyce, Williams, Clein, Koseck
Nays: None

PD Dupuis said he would not add any additional items to the June 8, 2022 meeting.
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3. Administrative Approval Correspondence
4. Draft Agenda
5. Other Business

Mr. Boyle commended Staff on their preparation and documentation of Item I1. He recommended 
Staff save it for future reference given the amount of information that was provided in it.

Chair Clein and Mr. Koseck concurred.

i. Action List – 2022

Mr. Jeffares asked that defining ‘mixed use’ be added to the action list. He said he also wanted 
to review the rules that permit buildings to add on extra floors.

Mr. Williams concurred, saying that the Board should review the ordinance to make sure it better 
implements the goals of the Triangle District Plan.

The Chair said he would discuss how to approach those items with PD Dupuis.

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

The Chair asked that copies of the two correspondences added to the record as part of Item I3 
be provided to the City Manager as well.

N. Adjournment

No further business being evident, the Chair adjourned the meeting at 9:53 p.m.

Nick Dupuis
Planning Director 

Laura Eichenhorn
City Transcriptionist



MEMORANDUM
Planning Division

DATE: May 25, 2022

TO: Planning Board Members

FROM: Nicholas Dupuis, Planning Director

SUBJECT: 320 Martin St. – Birmingham Post Office – Community Impact Study & 
Preliminary Site Plan Review

Introduction
The applicant has submitted an application for Community Impact Study and Preliminary Site Plan 
Review for a new 5-story mixed-use building addition to the historic Birmingham Post Office 
Building in Downtown Birmingham. The addition is proposed to encompass a current parking lot 
that is located behind the Post Office at the corner of W. Maple and Bates. The proposed addition 
contains an underground parking facility, first floor retail, second and third floor office, and fourth 
and fifth floor residential (6 residential units total).

Community Impact Statement
Article 7, Section 7.27 (E) states that a community impact study (CIS) shall be required for an 
addition to an existing structure and/or building with a combined gross floor area of 20,000 square 
feet or more, provided that the addition has a gross floor area greater than 10% of the gross 
floor area of the existing structure and/or building, for review by the Planning Board at the 
preliminary Site Plan Review. As the proposed building addition is proposed at 52,906 sq. ft., a 
CIS has been submitted. 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.

1.0 Planning & Zoning Issues

1.1 Use: The proposed use as a mixed-use building with retail along Maple, two office 
floors, and 6 residential units is a permitted use in the B4 and D4 zoning districts.

1.2 Downtown Birmingham 2016 Plan: Article 3, Section 3.01 of the Zoning 
Ordinance states that the purpose of the Downtown Overlay District is to:



 
 
 
 
 

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

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

3. 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

4. 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 appears to conform to the Downtown Birmingham 
2016 Plan (the “2016 Plan”) in a number of ways. In terms of bulk, placement, 
design and size, the proposed building will replace a surface parking lot, the 
removal of which is a specific target of the 2016 Plan that suggests surface parking 
lots are a detriment to the pedestrian experience, walkability, and aesthetics. The 
building addition is designed with large windows, canopies, and a material variety 
that offers an enhanced pedestrian experience. These features are part of an 
overall design of the building that is a contemporary style, but provides context 
and a relationship to not only the historic Birmingham Post Office, but also the rest 
of downtown Birmingham. This type of sensitive and harmonious development is 
encouraged in the 2016 Plan. 

In terms of the mix of uses, the composition of the building is weighted as follows: 
the retail space will be 2,450 sq. ft.; the office floors total 19,000 sq. ft.; the 6 
residential units total 13,967 sq. ft. It is worth noting that the smallest residential 
unit proposed is a 2-bedroom 1,830 sq. ft. unit, while the largest unit is a 3-
bedroom 3,100 sq. ft. unit. Although the 2016 Plan does not provide any 
recommendations toward the size of residential units in Downtown Birmingham, 
the size and “attainability” of units in these key mixed-use areas in the City have 
been a subject of conversation at the Planning Board level recently, and is 
discussed in several recommendations of the second draft of the Birmingham Plan 
2040. 

The unit size conversation may be complicated by a review of the parking 
requirements for residential units in the B4 zone in comparison to the amount of 
parking provided. At present, the applicant is required to provide 9 off-street 
parking spaces for the 6 units proposed. Reducing the size of the units and 
increasing the number of units would increase the off-street parking required. 
However, the site plans submitted show that the applicant is proposing 54 off-
street parking spaces. The applicant has indicated that the balance of the parking 
spaces provided will be reserved for the commercial uses of the building. The 
property is located within the Parking Assessment District, thus no parking is 
required for commercial uses.



 
 
 
 
 

1.3 Land Development Issues
The applicant has submitted a Phase 1 Environmental Site Assessment (ESA). 
Within the supplemental information provided by the applicant, the results of the 
ESA indicates that there are no recognized environmental conditions (REC’s) on 
the site. In addition, there are no steep slopes to consider. Finally, the applicant 
has indicated the projected volume of excavated soils to be removed from the site 
will be 5,700 cubic yards. A map has been provided demonstrating a haul route 
originating Bates, heading north to Maple, then west on Maple toward the 
prospective destination.

The Phase 1 ESA submitted for 320 Martin is dated October 12, 2013 and was 
prepared ASTI Environmental. The ESA explores records dating back to 1823, 
which included Sanborn maps, commercial property listings, various governmental 
documentation, previous environmental reports, interviews, and historical uses. As 
noted above, ASTI concludes that there are no recognized environmental 
conditions on the site, which did not necessitate further investigation. Although 
the conditions on the site do not appear to have changed significantly 
since 2013, the Planning Board may wish to require the applicant to 
submit a current Phase 1 ESA for review as a part of the Community 
Impact Study.

At this time, the applicant has not submitted a soils investigation to demonstrate 
any sensitive soils or foundation types that will be required to support the proposed 
addition. The applicant must submit a soils investigation.

Finally, the applicant has indicated that they will take measures to prevent erosion 
and sediment-laden soils from leaving the property during construction. There is 
no indication in the CIS of a plan to mitigate other hazards such as dust, noise and 
other construction debris. The applicant must submit details as to how they 
plan to mitigate noise, dust, debris, and other nuisances during the 
construction process. 

1.4 Utilities, Noise & Air Issues
The CIS indicates that the proposed development will utilize the existing private 
utility services that serve the existing building including electricity, natural gas and 
cable/telephone services. It is unclear where these services are located on site, or 
if any additional equipment (transformers, etc.) will be required. 

A Noise Impact Assessment dated September 22, 2021 was prepared by Kolano 
and Saha Engineers, Inc. (K & S) for the proposed development, which concludes 
that the proposed development can be designed to meet the noise limits and have 
reasonable protections to meet the City of Birmingham ordinance noise limits. K & 
S measure a day-night sound level average of 71 decibels, which is considered 
“normally unacceptable” for residential land use. K & S identified 4 potential 
sources of noise that impact the development and could be addressed and 
designed to meet the City of Birmingham noise standards: sub-terranean parking, 
heating and cooling systems, emergency power generator, and building services. 
In addition to those specific elements of the proposal, K & S also recommends 



 
 
 
 
 

improving the façade construction to further reduce the noise and its impact on 
the residential units.

In regards to air quality, the subject site is located within the Southeast Michigan 
Air Quality District, with monitoring stations in Pontiac, Rochester, Oak Park and 
Allen Park. The district has attained and surpassed the National Ambient Air Quality 
Standards for carbon monoxide, nitrogen dioxide, ozone, sulfur dioxide and 
particulate matter less than 10 microns. The air quality is expected to remain high 
and will not establish a trend which may lead to a violation of air quality standards. 

1.5 Environmental Design & Historic Values
As noted above, the current site is fully developed with the exception of a few 
small landscaped areas at the southern side of the property where the historic 
Birmingham Post Office sits. The applicant is proposing to remove 3-5 mature trees 
from the western portion of the property to create the community thread park. 

In terms of alteration to the environment in the right-of-way, the CIS does indicate 
that any damage to the existing streetscape in the area of the addition will be 
removed and replaced. The site currently contains two tree wells along Martin, 
four tree wells along Bates, and 3 landscaping beds with trees along W. Maple. 
Although the Bates and Martin sides have 6 tree wells, there are only 3 existing 
trees present. It should be mentioned that there is a recommendation found in 
The Birmingham Plan 2040 (which is currently in draft form) which states that the 
City should “prevent existing, healthy trees from being removed due to new 
construction.” However, the Department of Public Services has outlined several
reasons (see comments below) as to why new tree plantings would better serve 
the City of Birmingham. Thus, the Planning Division would not recommend further 
action in regards to street tree removal.

The CIS continues to explain that the proposed design is intended to meet all of 
the requirements of the Zoning Ordinance, and will not introduce any elements 
that are out of character or scale with the existing physical environment, and that 
the development will not bring any visual pollution, ongoing vibrations, dust, odors, 
heat or glare that might interfere with the ambient conditions necessary for the 
enjoyment of the physical environment. 

As for the historic elements of the site, the applicant has stated that the subject 
site does not appear on the National Register of Historic Places, but is a locally 
designated historic resource in the City of Birmingham. In addition, the applicant 
indicates that the historic murals within the building are also protected by the State 
Historic Preservation Office and are owned by the United States Postal Service. In 
terms of the impact of the proposed addition on the historic resource, the applicant 
was required to complete a Design Review application at the Historic District 
Commission prior to the site plan review process. The applicant received approval 
from the Historic District Commission on March 16, 2022. All of the documents 
relating to the historic review are attached to this report.



 
 
 
 
 

1.6 Refuse, Sewer & Water
The CIS and site plans submitted a dedicated trash room proposed within the first 
floor of the development adjacent to the parking access area. Floors 2-5 have 
ancillary trash rooms which appear to have access to a chute that would lead to 
the main trash room on the first level. However, the trash rooms and chute do not 
line up with the trash room on the first floor, which appears to be an oversight as 
the first level plans have evolved over the design process. The applicant must 
clarify the location of the trash rooms and how trash will be handled 
across floors. In terms of recycling, the CIS does indicate that there will be space 
for the separation of recycling, and that the volume of trash is not expected to 
exceed the hauling capabilities of local waste management companies.

The applicant has indicated that the existing sewer systems and water service will 
not be exceeded by the proposed development. The CIS suggests that restricted 
flow plumbing fixtures and Energy Star appliances will be utilized wherever 
possible. In addition, the applicant does not expect to encounter any water quality 
issues.

1.7 Public Safety
The CIS does not indicate that they expect to have any public safety concerns as 
a part of the proposed addition. The site has adequate access on three sides, 
provides building access via several entrances, and the addition contains an 
elevator that can accommodate a medical cart. Furthermore, the building will have 
a security system that the CIS states will meet all of the requirements of the 
Birmingham Police Department. Although the fire suppression system has not yet 
been designed, the applicant has stated that the building will be fully suppressed, 
and will be designed to meet all applicable City and National fire codes.

1.8 Transportation Issues
The applicant has submitted a completed Transportation Impact Study (TIS) as 
required by the City’s transportation consultants. The City’s transportation 
consultants have reviewed the TIS and have provided a response, which is 
attached for your review.

Aside from passenger vehicle transportation, the CIS indicates that several other 
modes of transportation are available close by as well. There are SMART bus 
stations in close proximity to the site, bicycle facilities, and complete pedestrian 
connections to existing sidewalks. 

1.9 Parking Issues
Based on a review of the site plans submitted, the applicant is proposing an off-
street parking facility with 54 parking spaces where 9 are required. The applicant 
is only required to provide parking for the residential uses on site, as the site is 
located within the Parking Assessment District. The applicant has also indicated 
that they will have the ability to charge electric vehicles in the parking garage as 
well. A full review of the parking conditions proposed is provided in the Preliminary 
Site Plan Review below.



 
 
 
 
 

1.10 Natural Features
As noted above, the site does not contain any natural features that will be lost as 
a result of this development. There are no floodplain issues associated with the 
proposed development, and the applicant indicates that the development will not 
pose any hazards to adjacent water bodies. In addition, the little landscaped area 
that exists in front of the original Birmingham Post Office is proposed to remain, 
which contains a variety of plantings. 

1.11 Departmental Reports

1. Engineering Department – Please see attached Engineering Department 
comments dated May 20, 2022.

2. Department of Public Services – The Department of Public Services has 
provided the following comments:

Bates St has 4 existing tree wells with only a 4" CSP in poor condition 
(identified as #4 on the plan) and a 12" Locust in fair condition (identified 
as #2 on the plan). 

Martin St has 2 existing tree wells with only a 3" CSP (not identified on 
plan) in fair condition.

Recommend having developer remove all three trees, install 4-5x 3-3.5" 
DBH 'Goldspire' Ginko on Bates (tree wells will need proper 35'-40' spacing 
and may need to be relocated), and 2x Hackberry on Martin.

Of the 6 existing tree wells on Bates (4) and Martin (2), only 3 have trees 
currently, and they are in poor to fair condition. CSP are pear trees that 
are susceptible to trellis rust disease and they are not appropriate species 
in the downtown setting. Therefore, the existing trees described should be 
removed and replaced.

3. Fire Department – Please see the attached Fire Department comments 
dated May 11, 2022.

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

5. Building Division – Please see the attached Building Division comments 
dated May 19, 2022.

6. Parking Manager – The Parking Manager has no concerns at this time.

1.12 Summary of CIS
The following is a list of outstanding or unresolved issues relating the CIS 
information provided:



 
 
 
 
 

1. The Planning Board may wish to require the applicant to update the Phase 
1 ESA for review as a part of the Community Impact Study;

2. The applicant must submit a soils investigation;
3. The applicant must submit details as to how they plan to mitigate noise, 

dust, debris, and other nuisances during the construction process; and
4. The applicant must clarify the location of the trash rooms and how trash 

will be handled across floors.

1.13 Suggested Action
Based on a review of the CIS documents provided and the standards outlined in 
Article 7, Section 7.27 of the Zoning Ordinance, the Planning Division recommends 
that the Planning Board ACCEPT the Community Impact Study as provided by the 
applicant for the proposed development at 320 Martin with the following condition:

1. The Planning Board may wish to require the applicant to update the Phase 
1 ESA for review as a part of the Community Impact Study;

2. The applicant must submit a soils investigation;
3. The applicant must submit details as to how they plan to mitigate noise, 

dust, debris, and other nuisances during the construction process; and
4. The applicant must clarify the location of the trash rooms and how trash 

will be handled across floors.

1.14 Sample Motion Language

Motion to ACCEPT the Community Impact Study as provided by the applicant for 
the proposed development at 320 Martin with the following conditions:

1. The Planning Board may wish to require the applicant to update the Phase 
1 ESA for review as a part of the Community Impact Study;

2. The applicant must submit a soils investigation;
3. The applicant must submit details as to how they plan to mitigate noise, 

dust, debris, and other nuisances during the construction process; and
4. The applicant must clarify the location of the trash rooms and how trash 

will be handled across floors.
OR

Motion to POSTPONE the Community Impact Study as provided by the applicant 
for the proposed development at 320 Martin pending receipt of the following:

1. ___________________________________________________________
2. ___________________________________________________________
3. ___________________________________________________________

OR

Motion to REJECT the Community Impact Study as provided by the applicant for 
the proposed development at 320 Martin for the following reason(s):

1. ___________________________________________________________



 
 
 
 
 

2. ___________________________________________________________
3. ___________________________________________________________



 
 
 
 
 
Preliminary Site Plan Review

The applicant has submitted an application for Preliminary Site Plan review for the construction 
of a 5-story mixed-use building addition in the B4 (Business-Residential) and D4 (Downtown 
Overlay) zoning districts. The proposed addition is located at the rear (north side) of the historic 
Birmingham Post Office building along Maple. The subject site currently contains aforementioned 
office/commercial building, street trees and landscaping, and associated parking and site 
improvements. The proposed new addition encompasses the entire rear of the property where 
the off-street parking facility currently exists.

1.0 Land Use & Zoning

1.1 Existing Land Use – The existing land use is commercial, and currently contains 
a 2-story office building and associated off-street parking facility.

1.2 Zoning – The subject site exists within the B4 (Business-Residential) and D4 
(Downtown Overlay) Zoning Districts.

1.3 Summary of Adjacent Land Use & Zoning – The following chart summarizes 
existing land use and zoning classifications of the adjacent and/or nearby 
properties:

North South East West
Existing 
Land Use

Commercial/
Office

Public 
Property

Commercial/
Office/Residential Institutional

Existing 
Zoning 
District

B4 (Business-
Residential)

PP (Public 
Property)

B4 (Business-
Residential)

B4 (Business-
Residential)

Overlay 
Zoning 
District

D4 PP D4 D4

2.0 Setback & Height Requirements

The attached zoning compliance summary analysis provides the required and proposed 
bulk, area, and placement regulations for the proposed project. The applicant appears to 
meet the bulk, area and placement requirements of the Downtown Overlay District.

3.0 Screening & Landscaping

3.1 Dumpster Screening – The applicant is proposing a trash room on the first floor, 
which collects from the first floor, as well as floors 2-5. In terms of screening, the 
receptacles are all proposed inside the building envelope, thus fully screened by 
the building. As noted in the CIS report above, the trash rooms appear to be offset 
on floors 2-5, which can be attributed to a reconfiguration of the 1st floor. The 
applicant must submit revised plans demonstrating the correct locations 
of the trash rooms in the interior floor plans.



 
 
 
 
 

3.2 Parking Lot Screening – The applicant is proposing a 2-level, 52 space below 
ground parking facility and an additional 2 spaces on the first level behind the 
retail space. The facility entrance is located at the east side of the property along 
Bates. The proposed below ground parking facility is an automated system 
involving a lift and shuttle. Due to the proposed parking facilities location within 
the building envelope, the parking facility is fully screened by the building and will 
require no additional screening at the ground level.

3.3 Mechanical Equipment Screening – The site plans proposed show a number of 
rooftop and mechanical units that will require screening. There do not appear to 
be any ground-mounted mechanical units proposed at this time.

The proposed rooftop units (RTU’s) are all centrally located (in terms of depth) on 
the roof. The applicant has indicated screening enclosures on the elevation 
drawings, and has included the location of such on the roof plan. The applicant 
has also submitted specification sheets on the proposed RTU’s, but has not 
provided explicit dimensions of the proposed RTU screening on the elevation 
drawings. However, utilizing the scale and dimensions provided on the elevation 
drawings, the screening appears to measure a little over 10 ft. in height. The RTU 
specification provided indicate a heating/cooling unit measuring 6 ¾ ft. in height 
(not including any curbs). 

Article 4, Section 4.54 (C)(8)(c)(ii) requires screen walls to not exceed 10 ft. in 
height. The applicant will be required to provide a clear dimension of the 
proposed screen wall to ensure the requirements of Section 4.54 are 
met.

3.4 Landscaping – The applicant is not proposing to install any significant landscaping 
on-site outside of the community thread park along the west side of the property 
and a garden area along Bates. Article 4, Section 4.20 of the Zoning Ordinance 
does not require the applicant to provide landscaping on-site due to its location in 
a commercial zoning district.

The applicant has submitted a landscape plan for the site which includes the 
following plantings:

Planting Type Qty. Location
Firebird Tidbid Hydrangea 57 Thread park, Bates garden
Hicksii Yew Hedge 60 Thread park, Bates garden
Korean Spice Viburnum 4 Thread park, Bates garden
Japanese Forest Grass - Thread park
Creeping Lilyturf Groundcover 136 Thread park seating area
Goldspire Gingko 11 Thread park
Autumn Brilliance Serviceberry 1 Thread park seating area
Arnold Promise Witch Hazel 1 Thread park seating area
Eastern Redbud 1 Bates garden



 
 
 
 
 

None of the plantings are present on the prohibited species list contained in Article 
4, Section 4.20 of the Zoning Ordinance.

3.5 Streetscape Elements – The applicant does not appear to be providing any 
additional streetscape elements at this time. There are currently no benches on 
any of the street frontages, there is one trash receptacle along Martin and one 
along Bates, and there are two bike racks at the corner or Martin and Bates. 
Additionally, the site contains two pedestrian scale streetlights along Martin and 
two along Maple, there are no streetlights on Bates. The Planning Board may 
wish to require the applicant to install streetlights, benches, bike racks 
and trash receptacles.

Finally, the applicant is required to provide street trees pursuant to Article 4, 
Section 4.20 (G). The following table outlines the requirements per frontage:

Street Frontage Linear Feet Required Provided
Martin 120 3 1 (existing)
Bates 206 5 2 (existing)
Maple 120 3 3 (existing)
TOTAL - 11 6

Based on comments provided by the Department of Public Services, it is 
recommended that the existing three trees be replaced along Bates and Martin. In 
summary, the applicant must provide 11 street trees in accordance with 
Article 4, Section 4.20 of the Zoning Ordinance and comply with the 
direction of the Department of Public Services.

4.0 Parking, Loading & Circulation

4.1 Parking – Article 4, Section 4.46 of the Zoning Ordinance requires the applicant to 
provide the following off-street parking for the uses proposed in the site plans 
submitted:

Proposed Use Requirements Area or Units Spaces
3 or more room unit 1.25 spaces per unit 6 9
Total Required - - 9
Total Proposed - - 54

As noted above, the parking system proposed is an automated system that utilizes 
a lift and shuttle to place cars in the lower level parking facilities without the need 
for a person to park cars or control the system. 52 of the off-street spaces provided 
are within the underground facility, while 2 additional spaces are proposed at the 
first level behind the retail space.

There is an issue present in regards to parking, however. Article 9, Section 9.02 
of the Zoning Ordinance defines off-street parking space as “a space for the 
parking of an automobile that shall be a minimum of 180 square feet, exclusive of 
access drive aisles.” There are no explicit dimensions of the off-street parking 



 
 
 
 
 

spaces provided, but using the scale provided, all of the below-grade automated 
parking spaces measure around 150 sq. ft. Thus, the applicant must submit 
revised site plans demonstrating a minimum of 9 off-street parking 
spaces at 180 sq. ft. minimum, or obtain a variance from the Board of 
Zoning Appeals.

4.2 Loading – Based on the commercial space within the proposed development (2,450 
sq. ft. retail, 19,000 sq. ft. office), the applicant is required to provide one off-
street loading space with the following minimum dimensions: 40 feet long, 12 feet 
wide and 14 feet high. The applicant has marked the loading area on the plans, 
which scales out to be 12 ft. x 40 ft. However, it is unclear on the elevation drawing 
on Sheet A.202 exactly how tall the entrance to the loading and receiving room is 
to ensure that it meets the height facet of the loading ordinance. Thus, the 
applicant must submit revised plans showing a loading space that meets 
the requirements of Article 4, Section 4.24 (C) of the Zoning Ordinance. 

4.3 Vehicle Circulation & Access – The site plans submitted indicate that the main 
vehicle access to the site will be through an opening on the east side of the building 
that leads to the vehicle lift and underground parking facility. The curb cut 
measures 25 ft. wide and contains two separate openings for vehicle entry/exit 
with tempered glass overhead doors. The current surface parking facility has a 
curb cut in the same general area. The current curb cut along Maple is proposed 
to be eliminated. The southern door will be used for entry, while the northern door 
will be used to exit. The applicant has also indicated that cars may queue on Bates 
if the building experiences high demand for the lift. 

4.4 Pedestrian Circulation & Access – Pedestrian access is varied with 2 access doors 
to the retail space, and 4 access doors to various lobbies located in the addition. 
Pedestrians will also be able to utilize the west side of the property in the proposed 
plans, as the community thread park runs from Maple to the north to Martin to the 
south. 

5.0 Lighting

The applicant has submitted a basic exterior lighting design concept, specification sheets 
for proposed light fixtures, and a photometric plan detailing the illuminance level across 
the property pursuant to Article 4, Section 4.21 (C). The lighting concepts consists of 
bollard lighting along the walkways and community thread park, and linear LED lighting 
and light finials across each elevation of the addition. A preliminary review of the light 
fixtures proposed suggests that they are fully cutoff as defined by Section 9.02, placed in 
a manner that is consistent and coordinated, and positioned away from abutting properties 
where appropriate.

However, a review of the photometric plan provided does indicate a light intensity that 
may exceed 1.5 maintained foot-candles at the western property line. The Planning 
Division will work with the applicant to provide an updated photometric plan 
and a full review of the lighting proposal at Final Site Plan review.



 
 
 
 
 
6.0 Departmental Reports

6.1 Engineering Department – Please see attached Engineering Department 
comments dated May 20, 2022.

6.2 Department of Public Services –  The Department of Public Services has provided 
the following comments:

Bates St has 4 existing tree wells with only a 4" CSP in poor condition (identified 
as #4 on the plan) and a 12" Locust in fair condition (identified as #2 on the plan). 

Martin St has 2 existing tree wells with only a 3" CSP (not identified on plan) in 
fair condition.

Recommend having developer remove all three trees, install 4-5x 3-3.5" DBH 
'Goldspire' Ginko on Bates (tree wells will need proper 35'-40' spacing and may 
need to be relocated), and 2x Hackberry on Martin.

Of the 6 existing tree wells on Bates (4) and Martin (2), only 3 have trees currently, 
and they are in poor to fair condition. CSP are pear trees that are susceptible to 
trellis rust disease and they are not appropriate species in the downtown setting. 
Therefore, the existing trees described should be removed and replaced.

6.3 Fire Department – Please see the attached Fire Department comments dated May 
11, 2022.

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

6.5 Building Department – Please see the attached Building Division comments dated 
May 19, 2022.

6.6 Parking Manager – The Parking Manager has no concerns at this time.

7.0 Design Review

The applicant has submitted elevation drawings with many material notes, but has not yet 
submitted any detailed material specifications for the proposed building. Specification 
sheets and samples for all façade materials, windows & doors, railings, and other proposed 
materials are required at Final Site Plan to complete the Design Review. Additionally, the 
glazing calculations will be required at Final Site Plan. The applicant must submit 
material specifications, samples and all other required information for the 
proposed building to complete the Design Review at Final Site Plan.

8.0 Required Attachments
(see next page)



 
 
 
 
 

Submitted Not Submitted Not Required
Existing Conditions Plan
Detailed and Scaled Site Plan
Certified Land Survey
Interior Floor Plans
Landscape Plan
Photometric Plan
Colored Elevations
Material Specification Sheets
Material Samples
Site & Aerial Photographs

9.0 Approval Criteria

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

9.1 The location, size and height of the building, walls and fences shall be such that 
there is adequate landscaped open space so as to provide light, air and access to 
the persons occupying the structure.

9.2 The location, size and height of the building, walls and fences shall be such that 
there will be no interference with adequate light, air and access to adjacent lands 
and buildings.

9.3 The location, size and height of the building, walls and fences shall be such that 
they will not hinder the reasonable development of adjoining property and not 
diminish the value thereof.

9.4 The site plan, and its relation to streets, driveways and sidewalks, shall be such as 
to not interfere with or be hazardous to vehicular and pedestrian traffic.

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

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

10.0 Recommendation

Based on a review of the site plans submitted and the requirements outlined in Article 7, 
Section 7.27 of the Zoning Ordinance, the Planning Division recommends that the Planning 
Board APPROVE the Preliminary Site Plan for 320 Martin St. – Birmingham Post Office –  
with the following conditions:



 
 
 
 
 

1. The applicant must submit revised plans demonstrating the correct locations 
of the trash rooms in the interior floor plans;

2. The applicant will be required to provide a clear dimension of the proposed 
screen wall to ensure the requirements of Section 4.54 are met;

3. The applicant must provide 11 street trees in accordance with Article 4, Section 
4.20 of the Zoning Ordinance and comply with the direction of the Department 
of Public Services;

4. The applicant must submit revised site plans demonstrating a minimum of 9 
off-street parking spaces at 180 sq. ft. minimum, or obtain a variance from the 
Board of Zoning Appeals;

5. The applicant must submit revised plans showing a loading space that meets 
the requirements of Article 4, Section 4.24 (C) of the Zoning Ordinance;

6. The applicant must submit material specifications, samples and all other 
required information for the proposed building to complete the Design Review 
at Final Site Plan; and

7. The applicant must comply with the requests of all City Departments.

11.0 Sample Motion Language

Motion to APPROVE the Preliminary Site Plan for 320 Martin – Birmingham Post Office –
with the following conditions:

1. The applicant must submit revised plans demonstrating the correct locations 
of the trash rooms in the interior floor plans;

2. The applicant will be required to provide a clear dimension of the proposed 
screen wall to ensure the requirements of Section 4.54 are met;

3. The applicant must provide 11 street trees in accordance with Article 4, Section 
4.20 of the Zoning Ordinance and comply with the direction of the Department 
of Public Services;

4. The applicant must submit revised site plans demonstrating a minimum of 9 
off-street parking spaces at 180 sq. ft. minimum, or obtain a variance from the 
Board of Zoning Appeals;

5. The applicant must submit revised plans showing a loading space that meets 
the requirements of Article 4, Section 4.24 (C) of the Zoning Ordinance;

6. The applicant must submit material specifications, samples and all other 
required information for the proposed building to complete the Design Review 
at Final Site Plan; and

7. The applicant must comply with the requests of all City Departments.

OR

Motion to POSTPONE the Preliminary Site Plan for 320 Martin – Birmingham Post Office 
– pending receipt of the following:

1. ___________________________________________________________
2. ___________________________________________________________
3. ___________________________________________________________

OR



 
 
 
 
 

Motion to DENY the Preliminary Site Plan for 320 Martin – Birmingham Post Office – for 
the following reasons:

1. ___________________________________________________________
2. ___________________________________________________________
3. ___________________________________________________________
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Zoning Compliance Summary Sheet
Preliminary Site Plan Review

320 Martin 

Existing Site: 2 story office building and parking

Zoning: B4 (Business-Residential) & D4 (Downtown Overlay)
Land Use: Commercial/Office

Existing Land Use and Zoning of Adjacent Properties:

North South East West
Existing Land 

Use
Commercial/

Office Public Property Commercial/
Office/Residential Institutional

Existing 
Zoning 
District

B4 (Business-
Residential)

PP (Public 
Property)

B4 (Business-
Residential)

B4 (Business-
Residential)

Overlay 
Zoning 
District

D4 PP D4 D4

Land Area:  Existing: 0.57 ac
Proposed: 0.57 ac 

Dwelling Units: Existing: 0 units
Proposed: 6 units

Minimum Lot Area/Unit: Required: N/A
Proposed: N/A

Min. Floor Area /Unit: Required: 600 sq. ft. (efficiency and one bedroom)
800 sq. ft. (two bedroom)
1,000 sq. ft. (three or more bedroom)

Proposed: 1,830-2,500 (two or more bedroom)
3,100 (three or more bedroom)

Max. Total Floor Area: Required: 100% for commercial/office uses
100% for offices except in parking assessment districts
100% in parking assessment district
not applicable for residential and parking uses

Proposed: < 100%
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Min. Open Space: Required: N/A
Proposed: N/A 

Max. Lot Coverage: Required: N/A
Proposed: N/A 

Front Setback: Required: 0 ft.
Proposed: 0 ft. 

Side Setbacks Required: 0 ft.
Proposed: 0 ft.

Rear Setback: Required: Equal to that of an adjacent, preexisting building
Proposed: Equal to that of an adjacent, preexisting building

Min. Front+Rear Setback Required: N/A
Proposed: N/A 

Max. Bldg. Height: Permitted: 80 ft., 5 stories
Proposed: 80 ft., 5 stories

Min. Eave Height: Required: 20 ft.
Proposed: 57 ft.

Floor-Celing Height: Required: 10 ft. minimum
Proposed: 14 ft.

Front Entry: Required: On frontage line
Proposed: On frontage line 

Absence of Bldg. Façade: Required: N/A
Proposed: N/A 

Opening Width: Required: N/A
Proposed: N/A

Parking: Required: 9 off-street spaces
Proposed: 54 off-street spaces

Min. Parking Space Size: Required: 180 sq. ft.
Proposed: 150 sq. ft.

Parking in Frontage: Required: N/A
Proposed: N/A 
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Loading Area: Required: 1 off-street loading space
40 ft. x 12 ft. x 14 ft.

Proposed: 1 off-street loading spaces
40 ft. x 12 ft. (height unknown)

Screening:

Parking: Required: 6 ft. masonry screen wall
Proposed: Screened by building facade

Loading: Required: Screened from view
Proposed: Interior loading area screened by building

Rooftop Mechanical: Required: Screened from view
Proposed: ~10 ft. screen wall

Elect. Transformer: Required: Obscured from public view
Proposed: N/A

Dumpster: Required: Masonry screen wall with wood gates
Proposed: Fully interior trash room fully screened by building facade
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MEMORANDUM 
Engineering 
 

 
DATE:  May 20, 2022  
 
TO:  Nicholas Dupuis, Planning Director  
 
FROM: Scott Zielinski, Assistant City Engineer 
 
SUBJECT:  Preliminary Site Plan Review – 320 Martin – 5 Story Mixed Use 
 
 
The Engineering Department has completed a review of the Preliminary Site Plan, with respect to 
conformance with City ordinances and engineering standards, and has the following comments: 
 
GENERAL: 

 Site Plans will be required to show changes in planned grade elevations. 
 
SEWER: 

 An existing 8” combined sewer exists along Maple Rd, and a 10” Combined sewer exists 
along Martin Street.  

o Plans currently indicate a 6” Sanitary connection to the 8” combined on Maple. No 
indication to storm water flow plans at this time. 

 The 8” sewer on Maple may not be suitable to handle more intense flows 
then it currently takes on, design should direct flow of sanitary to the 10” 
combined sewer. 

 Separate connections for both Storm Sewer and Sanitary Sewer will be required, see below 
additional comments related to storm water work. 

 Plans do not indicate how roof drainage will be handled.  Note that City Ordinance 
prohibits downspouts from being directly connected to the sewer system. 

 
STORM WATER RUNOFF: 

 For the proposed site development, the Engineering Department has made the 
determination that the proposed construction site is the "affected area" with respect to 
City's Storm Water Runoff Ordinance (Chapter 114, Article III, Division 4, Sec 114-271 to 
114-274).  Therefore, the allowable runoff from the site for a 10-year storm event is 1.0 
cfs/acre, or 0.2 cfs, whichever is greater. 

 Provide calculations for required storm water detention, and show how the excess storm 
water will be detained and released at the allowable discharge rate 
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 There is a 21” combine sewer in the Bates Martin intersection that storm water flow should 
be directed to. 

o The development will need to construct a public storm sewer north along 
Bates to transport this flow.  The northern third or so (approx 0.22 ac) of this 
site where the new addition is proposed is considered the affected area with 
respect to storm water runoff, and appropriate flow controls and storage 
must be provided so the runoff for a 10-year storm does not exceed 1 cfs 
per acre. 

 
WATER SYSTEM: 

 There is an existing 12” water main on Maple and an 8” water main on Martin.  The City 
encourages connection to Martin Street if possible and an evaluation of the existing water 
service to the existing building to determine if modification to the existing 6” service off 
of Martin (increased connection size) would be sufficient.  

o Based on recent work during the construction of Maple Road, its noted that there 
is what appears to be a 6” connection for fire suppression off of Martin, and a 1.5” 
Domestic water connection off of Maple rd.  

o The City acknowledges that connection to the 12” on Maple may be the best plan, 
please note that doe to the area of the Road the City would require full panel 
replacements, with dowels for concrete. 

 The City requires 3rd party testing on backfill and concrete.  
 

 Existing site connections to water mains must be evaluated and properly abandoned as 
needed to complete the work.  

 Show sizes of the proposed water service for domestic supply and fire suppression on the 
plans. 

 
PERMITS FOR CONSTRUCTION: 

 Right-of-Way Permit for any excavations or work in road right-of-way. 
 Street Obstruction Permit for any temporary traffic interference on any surrounding road, 

or for pedestrian traffic interference on public sidewalks. 
 Sidewalk/Drive Approach Permit for any pavement installed in the public right-of-way. 

 
GENERAL CONSTRUCTION: 
 

 Inspections will be required for planned Streetscape work, including sidewalk preparation 
and concrete placement.  

 Power System plans for building must be shown on final plans (we do not anticipate the 
use of City ROW space for power) 

 
 
Please note these are our initial comments and the City should be provided an opportunity to 
review engineered drawings prior to final submission. Engineering comments could impact design 
requirements.  
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May 19, 2022 
 
RE:  Preliminary Site Plan Review Comments 

320 Martin, 5-Story Addition                      
 

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

 2015 Michigan Building Code. Applies to all buildings other than those regulated by 
the Michigan Residential Code. 

 
 2015 Michigan Mechanical Code. (Residential requirements for mechanical 

construction in all detached one and two-family dwellings and multiple single-family 
dwellings (townhouses) not more than three stories in height with a separate means of 
egress and their accessory structures are contained in the Michigan Residential Code) 

 
 2018 Michigan Plumbing Code. (Residential requirements for plumbing construction 

in all detached one and two-family dwellings and multiple single-family dwellings 
(townhouses) not more than three stories in height with a separate means of egress and 
their accessory structures are contained in the Michigan Residential Code) 

 
 2017 National Electrical Code along w ith the Michigan Part 8 Rules. (Residential 

requirements for electrical construction in all detached one and two-family dwellings and 
multiple single-family dwellings (townhouses) not more than three stories in height with 
a separate means of egress and their accessory structures are contained in the Michigan 
Residential Code) 

 
Review Comments: 
 

1. The applicable building codes listed on the cover sheet need to be updated to reflect the 
2018 Edition of the Michigan Plumbing Code and the 2017 Edition of the National Electrical 
Code.  

 
2. The layout of the first floor on sheets SP2 and SP.101 are different.  

 
3. The new entry from Bates Street does not provide an accessible route to the elevator in 

the lobby. There is a stairway between the entry door and the elevator.  
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4. There are two interior exit stairways in the building that both discharge into interior 
lobbies. Section 1023.3 of the building code requires exit stairways to exit directly to the 
exterior of the building. However, one of the exit stairs could discharge at a lobby if in 
compliance with one of the two exceptions to Section 1028 of the building code. 
 

5. Neither of the two interior exit stairways appear to extend to the lower level parking area. 
This level appears to not have code compliant exits.   
 

6. The west elevation of the building is proposed to be located 9.39 feet off the property 
line. Table 705.8 of the building code will limit the amount of exterior wall openings to 25 
percent on each story of this elevation. The proposed windows appear to exceed the 
allowable amount.    
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May 20, 2022 

VIA EMAIL ndupuis@bhamgov.org 

Mr. Nicholas Dupuis 
Planning Director 
City of Birmingham 
151 Martin Street, P.O. Box 3001 
Birmingham, MI 48012 

RE: Martin Street Addition 
320 Martin Street, Birmingham, MI 
Transportation Impact Study Review 

Dear Mr. Dupuis: 

Fleis & VandenBrink (F&V) and MKSK have completed our review of the Transportation Impact Study prepared 
by Stonefield, dated March 5, 2022.  Based on our review of the traffic study provided by Stonefield we find 
that the Transportation Impact Study is substantially complete, however there are several items that need 
further review and clarification that should be provided by the applicant prior to final site plan approval.  
We offer the following comments for the City’s consideration: 

1. Potential mitigation measures should be noted that might address the poor LOS at the study 
intersections with Maple Road.  These may include intersection operations or geometry. 

2. A map should be provided that illustrates anticipated pedestrian and bicycle travel to and from the site 
including existing sidewalks, crosswalks or expected crossing locations, bike lanes, bicycle parking, 
and the closest SMART bus stops. 

3. Identify the impacts to on-street parking spaces including an evaluation of the sight distance at the 
parking garage egress and if appliable, changes to meet standards.   

4. The proposed entrance to the parking garage shows a pedestrian crossing, existing sidewalk grade 
should be maintained, consistent with other parking garage access driveways in the City. 

5. The crash analysis performed should be expanded to include all study intersections. The crash analysis 
should include an evaluation in accordance with the most recent version of the SEMCOG Crash 
Analysis Process as outlined in the SEMCOG Traffic Safety Manual.  The intersection crash summary 
shall be compared for each intersection to determine the if the intersections are high-crash locations 
as compared to similar intersections by type and location and identify any significant crash patterns. 

6. The proposed development plan includes the addition of one bike rack that can accommodate up to 
two (2) bikes.  Additional data should be provided to support that the bike parking is adequate to 
accommodate the projected bike parking demand for residents, visitors, and employees of the 
proposed development. 

7. Provide information regarding the circulation for vehicles that will commonly operate on the site and 
illustrate with appropriate turning radii (delivery vehicles, semi-trucks, access to waste receptables, 
etc.) 
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Page 2 of 2 

854670 320 Martin Review 5-19-22 

We hope that this report addresses the City’s needs regarding this project. If you have any questions, please 
do not hesitate to contact us at your convenience.   

 
Sincerely, 
 
FLEIS & VANDENBRINK ENGINEERING, INC. 
 
 
 
 
Julie M. Kroll, PE, PTOE   
Traffic Services Manager

MKSK 
 
 
 
 
Brad Strader, AICP, PTP 
Principal, Transportation Planning Studio Leader 
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Form will not be processed until it is completely filled out. 

SAM SURNOW

BRIMINGHAM MI 48009

320 MARTIN ST
320 INVESTMENT

BIRMINGHAM MI 48009

320 MARTIN ST

248.877.400 248.877.400
N/A N/A

SAM@SURNOW.COM SAM@SURNOW.COM

SAME AS ABOVE BIDDISON ARCHITECTURE

BRIMINGHAM MI 48009

320 MARTIN ST

248.554.9500

N/A

KB@BIDDISON-AD.COM

320 MARTIN ST

BRIMINGHAM MI 48009 SHAIN PARK

19-36-127-004 0.57 ACRES

PARKING LOT

B-4 BUSINESS RESIDENTIAL

RETAIL,OFFICE & RESIDENTIAL

NO

NO NO



5 STORY MIXED USE 52,906 SF ADDITON (TOTAL)

2 LEVEL UNDERGROUND PARKING

1

5

8,058 -UNDERGROUND PARKING AREA

44,848

52,906

52,906/ 0.57 ACRES = 2.1

2.1

1,160

1ST FL. OPEN SPACE: 1,160/9,780 X100 = 11.9%

4TH FLOOR= 4 UNITS ; 5TH FLOOR = 2 UNITS

0

6

0

N/A

N/A

N/A (PARKING)

5

SEE ATTACHED FLOOR PLANS

52,906

2.1

1,160

1ST FL. OPEN SPACE: 1,160/9,780 X100 = 11.9%

0

0

0

0

9 RESIDENTIAL

N/A

N/A

N/A

N/A

N/A

N/A

RETAIL,OFFICE & RESIDENTIAL

10'-6"

19,200

5,400

N/A

N/A

N/A

N/A

APARTMENT

N/A

1,900 - 2,500

N/A

N/A

N/A

RETAIL,OFFICE & RESIDENTIAL

56'-8" EAVE LINE

19,200

5,400

N/A

N/A

N/A

0

0

0

10'

52 UNDERGROUND AUTOMATED

PARKING 2 LEVELS

N/A

N/A

N/A

N/A

N/A



-SIDE YARD: NEW THREAD PARK

EXISTING

1

1

10'-6"

N/A

1+ CONDENSING UNITS

GAS FIRED RTU

METAL

ROOFTOP -REFER TO PLANS

N/A

N/A

SEE ATTACHED

T.B.D.

SHRUBS, TREES, GRASS, WALKWAY

EXISTING

EXISTING

EXISTING

1

REFER TO SITE PLAN

2

TYP.

INTERIOR ENCLOSED ROOM

N/A

N/A

N/A

INSIDE SCREEN

T.B.D. -VARIES (MAX HT 8' FT + 2' CURB)

20 %

10'-6"

36" MIN

N/A

N/A

-SEE ATTACHED



BOLLARD AT THREAT PARK

T.B.D.

T.B.D.

6 TOTAL

1

B-4

CHURCH

N/A

N/A

N/A

1

B-4

RETAIL/ OFFICE

N/A

N/A

N/A

B-4

B-4

RETAIL

N/A

N/A

N/A

1

PP

N/A

N/A

1

B-4

MIXED USE

N/A

N/A

N/A

1

pp

LIBRARY

BOLLARD AT THREAT PARK

42" GRADE

T.B.D.

T.B.D.

355 W. MAPLE

ST. JAMES EPISCOPAL CHURCH

WEST

180 W. MAPLE

3 STORY, RETAIL & OFFICE

NORTH

247 W. MAPLE

CURRENT SINGLE STORY RETAIL (5 STORY POSSIBLE)

EAST

SHAIN PARK

250 MARTIN ST.

5 STORY MIXED USE, RETAIL & RESIDENTIAL

EAST

300 W. MERRILL

BALDWIN PUBLIC LIBRARY

SOUTH







  
 

 
 
 
 

 

 

          March 15, 2022 
 
To Whom it May Concern, 
 
This week I had the opportunity to meet with Sam Surnow and Stephen Blum, President and 
Vice President of Operations and Strategy, respectively, for The Surnow Company. I am 
grateful for the time they took to both learn about the needs of St. James Episcopal Church and 
to share their plans. At that time I was able to see some renderings of their proposed five story 
mixed use addition at 151 Martin St. I believe the building will be a significant upgrade from the 
parking lot currently in that place and am particularly grateful for the planned 10 foot setback 
between our buildings that will effectively add to green space, views, and light for both of our 
buildings. I am happy to discuss this further and am looking forward to staying in regular 
contact with The Surnow Company so we can help each other accomplish our goals.  
 
Faithfully, 

 
The Rev. Josh Hoover  
(Rector)  
 



 
Section 2.   Proof of Ownership 
 





Section 3.  Vicinity Map  
 
 
 
 

 
 
 
 



Section 4.  Birmingham Zoning Map – Current Zoning TZ2 
 
 
 
 



  
 



Section 5  CIS Checklist Supplemental Information   
 
Post Office Addition 
320 Martin Street 
Birmingham, MI 48009   
 
Combined CIS and Site Plan Review Supplemental Information   
 
General Information   
 
1. Name and address of applicant and proof of ownership;   
See Section 2 
 
2. Name of Development (if applicable);        
Post Office Addition 
  
3. Address and Legal description 
P.O. Addition 
320 Martin Street 
Birmingham, MI 
See survey for legal description   
 
4. Name and address of the land surveyor;     
Nowak & Fraus Engineers 
46777 Woodward Ave, Pontiac, MI 48342 
(248) 332-7931 
 
5. Legend and notes, including a graphic scale, north point, and date;  
See Site Plan   
 
6. A separate location map;      
Please refer to Section 3 for Vicinity and sheet SP.100b and SP.100c 
for Location map  
 
7. A map showing the boundary lines of adjacent land and the existing zoning of the 
area proposed to be developed as well as the adjacent land;  
Please refer to Section 4 for Zoning Map   
 
8. Details of all proposed site plan changes 

 Removal of Previous Dock area renovation and Existing Parking lot. 
 Addition of new glass lobby and entry connector for proposed 5 story 

retail, office and residential addition.  
 Development of new pedestrian  “Thread Park” on the west side of the 

building between the existing and new Post Office addition and the Church 
to the west.  Connecting Maple rd. sidewalks to Martin St. sidewalks. 

 Grading and landscaping to meet city of Birmingham requirements. 



 
 
 
 
Planning & Zoning Issues   
 
9. Recommended land use of the subject property as designated on the future land use 
map of the City’s Master Plan; 
Current Zoning B4 with D4 Overlay; See section 4 
 
 10. Goals and objectives of the city’s Master Plans that demonstrate the city’s support  
of the proposed development;   
 

 Proposed project is to be constructed within the boundaries of the 
Birmingham Overlay District and implement the Downtown Birmingham  

      Plan 
 Proposed project encourages a form of development that will achieve the  

physical qualities necessary to enhance the economic vitality of Downtown 
Birmingham   

 Proposed project will bring Retail, Office and Residential development to 
the only existing surface parking lot along the B4 zoning district along 
Maple Road in the downtown district. 

 The proposed addition fills I  the missing tooth along Maple and brings new 
life to the west side of the site between the existing church and this site 
with the new pedestrian thread park on the west. 

 
11. Whether or not the project site is located within an area of the city for which an  
The Planning Board in which special design has adopted urban Design Plan 
criteria or other supplemental development requirements apply;   
Yes   
 
12. The current zoning classification of the subject property;  
Current zoning of the subject property is B4 with D4 Overlay. 
Property will conform to this zoning.   
 
13. The zoning classification required for the proposed development;  
B4 with D4 Overlay  
 
14. The existing land uses adjacent to the proposed project: 
B4 with D4 Overlay 
          
15. Complete the attached “Zoning Requirements Analysis” chart;  
Refer to Section 4  
 
 



Land Development Issues   
 
16. A survey and site drainage plan;  
Refer to the enclosed site plan of the site, the current parking lot will be fully 
covered with the new development and the proposed thread park will continue to 
drain to the north via the existing area drainage system underground to Maple. 
 
17. Identify any sensitive soils on site that will require stabilization or alteration in order  
to support the proposed development:  
No sensitive soils 
 
18. Whether or not the proposed development will occur on a steep slope, and if so, the 
measures that will be taken to overcome potential erosion, slope stability and runoff;  
Refer to enclosed site plan showing the proposed layout. During construction  
of the building, care will be taken to prevent sediment laden soils from leaving the 
site by employing soil erosion best management techniques.   
 
19. The volume of excavated soils to be removed from the site and /or delivered to the  
Site, and a map of the proposed haul routes;  
Approximately 5700 CY of in-place soils will be removed from the site for the  
construction of the new addition on the east. Refer to attached haul route map  
at the end of this section.   
 
20. Identify the potential hazards and nuisances that may be created by the proposed  
development and the suggested methods of mitigating such hazards;   
No potential hazards and nuisances. 
 
Private Utilities   
 
21. Indicate the source of all required private utilities to be provided; 

 Refer to the enclosed utility plan of the site  
 Electricity, Natural and cable/telephone services – existing to remain  

 
22. Provide verification that all required utility easements have been secured for  
necessary private utilities: 
Refer to the enclosed utility plan of the site. 
 
Noise Levels 
  
23. Provide a reading of existing ambient noise and estimated future noise levels on the
site: 
Included in the Appendix is a study completed by Kolano and Saha Consulting  
Engineers for Sound Level Measurements and Noise Impact Assessment,   
 
 
 



24. Indicate whether the project will be exposed to or cause noise levels which  
exceed those levels prescribed in Chapter 50, Division 4, Section 50-71 through 50-
77 of the Birmingham City Code, as amended: 
The Noise Impact Assessment Study prepared for the property concludes that the 
proposed development will be able to comply with the Birmingham Noise  
Ordinance limits.   
 
25. Indicate whether the site is appropriate for the proposed activities and facilities given 
the existing ambient noise and the estimated future noise levels of the site: 
Based on the information provided the Noise Impact Assessment study through 
deliberate effort to minimize noisy equipment, the proposed development will be 
able to comply with the Birmingham Noise Ordinance limits 
 
 
 
Air Quality 
  
26. Indicate whether the project is located in the vicinity of a monitoring station where air 
quality violations have been registered and, if so, provide information as to whether the 
project will increase air quality problems in the area: 
The property is located in the Southeast Michigan Air Quality District. The  
monitoring station is located in Oak Park. Current Ambient Air Quality Standards 
are under existing minimum standards as set forth by the EPA.   
 
27. Indicate if the nature of the project or its potential users would be particularly  
sensitive to existing air pollution levels and, if so, indicate how the project has been  
designed to mitigate possible adverse effects;  
The development is consistent with the other downtown Birmingham projects.  
HVAC equipment units will have filters and the exhausts will be designed to meet 
all current code requirements.  
 
28. Indicate whether the proposal will establish a trend which, if continued, may lead to 
violation of air quality standards in the future;  
We do not anticipate that the development will establish a trend that will  
adversely affect air quality within the Downtown District.   
 
29. Indicate whether the proposed project will have parking facilities for more than 75  
cars and indicate percentage of required parking that is proposed;  
The proposed development will have (52) indoor parking spaces located 
underground in a new fully automated parking garage. The code requires (9) 
spaces for the (6) residential units, the current (17) spaces on site will be 
provided for as well as (26) additional spaces for future Office and Retail tenants. 
 
Environmental Design and Historic Values  
 
30. Indicate whether there will be demonstrable destruction or physical alteration of  



the natural or human made environment on site or in the right of way (ie. 
clearance of trees, substantial regrading  etc.);   
Refer to enclosed engineering site plans.  
The sidewalks and streetscape are existing to meet current standards.  Any disruption if 
these areas during construction will be replaced to meet current standards as well. 
Bates will have a new garage entrance drive approximately where the existing surface 
parking lot drive is currently. 
 
31. Indicate whether there will be an intrusion of elements out of character or  
scale with the existing physical environment (ie. significant changes in size, scale of  
building, floor levels, entrance patterns, height, materials, color or style from  
that of surrounding developments);   
No, many adjacent buildings with in 200 feet of all sizes  and heights including a 
(5) story building on Shain Park across the street from the current Post Office. 
 
32. Indicate all elements of the project that are eligible for LEED points if the building  
were to be LEED certified;  
We have determined that LEED certification will not be a part of this development. 
 
33. Indicate whether the proposed structure will block or degrade views, change the  
skyline or create a new focal point;   
The structure will not degrade views.  We believe that the building will  
create a new  focal point, along Maple Rd. and with the new Thread Park.   
 
34. Indicate whether there will be objectionable visual pollution introduced  
directly or indirectly due to loading docks, trash receptacles or parking, and indicate  
mitigation measures for same;   
We are requesting a variance from the loading dock requirement. Trash 
receptacles and recycling are located within the building and will not cause visual 
pollution. Indoor underground parking is accessed by a new entry/exit 
from Bates St.  
  
35. Indicate whether there will be an interference with or impairment of ambient  
conditions necessary for the enjoyment of the physical environment (ie. vibration, dust,  
odor, heat, glare etc.);  
The proposed development will not generate abnormal vibrations, dust, odor,  
heat, glare or other noxious elements that would prohibit enjoyment of the  
existing environment.   
 
36. Indicate whether the project area and environs contain any properties listed on the 
National Register of Historic Places or the city’s inventory of historic structures: 
This property does not appear on the National Register of Historic Places but the 
current Post Office is part of the City’s inventory of Historic structures.    
 
 
 



37. Provide any information on the project area that the State Historic  
Preservation Office (SHPO) may have: 
We The existing Post Office has interior wall murals which are currently protected 
by SHPO and owned by the USPS. 
 
38. Indicate whether there will be other properties within the boundaries or in the vicinity 
of the project that appear to be historic and thus require consultation with the SHPO as  
to eligibility for the National register;   
No   
 
39. Indicate whether the Department of the Interior has been requested to make a  
determination of eligibility on properties the SHPO or HDC deems eligible and affected 
by the project;  
There is no indication that the Department of the Interior has been requested to  
make a determination on the historic value of the surrounding properties.   
 
40. Provide proof that the HDC has been given an opportunity to comment on properties 
that are listed on or have been found eligible for the National Register and which would 
be affected by the project;   
Yes, we have been through the HRB review and approval process.  
 
 
Refuse 
  
41. Indicate whether the existing or planned solid waste disposal system will adequately 
service the proposed development including space for separation of recyclable  
materials;   
Space for refuse and recycling areas for the building occupants will be provided  
as per standards of the city and area.   
 
42. Indicate whether the design capacity of the existing or planned solid waste disposal 
system will be exceeded as a result of the project: 
Solid waste generated from this facility will be standard and can be handled  
easily by local waste management companies   
 
43. Indicate whether existing or planned waste water systems will be able to adequately 
service the proposed development: 
Yes. The existing sewer service flow basis of design and capacity of the  
combined sewer has been reviewed and confirmed by the City Engineer. 
 
44. Indicate whether the design capacity of these facilities will be exceeded as a result  
of the project;    
It is not anticipated that the design capacity of the municipal combined sewer will
be exceeded by the development.  
 
 



45. Indicate the elements of the project that have been incorporated to reduce the  
amount of water entering the sewer system (such as low flush toilets, Energy Star  
appliances, restricted flow faucets, greywater recycling etc.) ;  
Building design will incorporate restricted flow plumbing fixtures and Energy Star 
appliances wherever possible.  
 
Storm Sewer  
 
46. Indicate whether existing or planned storm water disposal and treatment systems  
will adequately serve the proposed development: 
Yes  
 
47. Indicate whether the design capacity of these facilities will be exceeded as a result  
of the project;    
It is not anticipated that the design capacity of the municipal sewer system will be 
exceeded by the proposed development.  
 
48. Indicate the elements of the project that have been incorporated to reduce the  
amount of storm water entering the sewer system (such as the use of pervious  
concrete, rain gardens, greywater recycling, green paved etc.): 
All care will be taken by ownership to use appropriate storm water management  
techniques,  in accordance with the Birmingham Storm water Ordinance.  
http://www.bhamgov.org/government/departments/treasury/storm_water_utility_o
rdinance.php  
 
Water Service   
 
49. Indicate whether either the municipal water utility or onsite water supply system is  
adequate to serve the proposed project;   
Existing domestic system to be adequate; new fire suppression system to be 
added. 
 
50. Indicate whether the water quality is safe from both a chemical and bacteriological  
standpoint;    
The latest published water quality report can be found at the following address:  
http://www.bhamgov.org/document_center/Engineering/2015_Water_Quality%20R
eport.pdf  
 
51. Indicate whether the intended location of the service will be compatible with  
the location and elevation of the main;   
Existing system to remain or be relocated 
 
 
 
 
 



Public Safety 
 
52. Whether or not the project location provides adequate access to police, fire  
and emergency medical services: Building is adjacent to three streets, Martin, Bates 
and Maple right of way lines and offers direct access for emergency personnel.   
 
53. Whether or not the proposed project design provides easy access for  
emergency vehicles and individuals (ie. are there obstacles to access, such as  
one way roads, narrow bridges etc.);  Project located on corners of on Martin, Bates, 
and Maple Roads with direct access to all local arteries.  
 
54. Whether or not there are plans for a security system which can be expanded, and  
whether approval for same has been granted by the police department;  
A security system is proposed.  Approval upon review to meet all police 
department requirements. 
 
55. Detailed description of all fire access to the building, site, fire hydrants and  
water connections;     
Fire department connection to be coordinated per fire 
department; Full fire suppression throughout; Access to all floors via fire stairs  
and elevators; Full state of the art alarm system   
 
56. Whether or not there are plans for adherence to all city and N.F.P.A. fire codes: 
All NFPA codes will be followed.   
 
57. Proof that one elevator has been designed to accommodate a medical cart: 
New Elevator to accommodate a medical cart 
 
58. Detailed specifications on all fire lanes/parking lot surfaces/alleys/streets to  
demonstrate the ability to accommodate the weight of emergency / fire vehicles; 
Existing street access on three sides.   
 
59. Detailed description of all fire suppression systems: 
To be submitted with Construction Documents   
 
60. Provide completed FORM A –Transportation Study Questionnaire (Abbreviated);      
See Traffic Impact Assessment as prepared by Stonefield engineering.   
 
61. Provide completed FORM B –
Transportation Study Questionnaire if required by the city’s transportation consultant;  
See Traffic Impact Assessment as prepared by Stonefield engineering. Does not 
apply if absent in the study 
 
 
 
 



62. Indicate whether transportation facilities and services will be adequate to  
meet the needs of all users (i.e. access to public transportation, bicycle  
accommodations, pedestrian connections, disabled,  elderly etc.);  
• Bus Stop is located in close proximity on Maple   
• A Bike rack will be provided to accommodate (2) bikes 
• Pedestrian access available at Martin, Bates and Maple Roads.   
• Full Barrier free access to all levels of the building   
 
63. Indicate how the project will improve the mobility of all groups by providing  
transportation choices;  
Occupants and visitors can easily access the facility by foot via sidewalks, by car 
from parking on the street or from nearby parking deck and by bus.  A Bike rack 
will be provided for bikers.  The building is located adjacent to the city’ s 
neighborhood connector route. 
 
64. Indicate how the users of the building will be encouraged to use public transit and  
non motorized forms of transportation;   
A Bus stop is in close proximity on Maple. A Bike rack will be provided on site for 
occupants and visitors.  The Bike rack will be consistent with Birmingham city 
standards. 
 
65. Indicate the elements that have been incorporated into the site and surrounding  
right-of-way to encourage mode shift away from private vehicle trips;   
A Bus stop in close proximity on Maple. A Bike rack on site will be provided for 
(2) bikes 
 
66. Indicate the elements of the project that have been provided to improve the comfort 
and safety of cyclists (such as secured or covered bicycle parking, lockers, bike lanes/p
aths, bicycle share program etc.);   
A Bike rack will be provided on site for (2) bikes 
 
67. Indicate the elements of the project that have been provided to improve the comfort 
and safety of pedestrians (such as wheelchair ramps, crosswalk markings, pedestrian  
activated signal lights, bulb  outs, benches, landscaping, lighting etc.);  
• Wheelchair and all barrier free access provided   
• Additional lighting for sidewalks along Bates and Maple under the new building 
canopies. 
 The new proposed Thread Park will provide a new direct route from Maple to 
martin with pathway lighting and pedestrian route away from vehicle traffic. 

  
 
68. Indicate the elements of the project that have been provided to encourage the use  
of sustainable transportation modes (such as receptacles for electric vehicle charging,  
parking for scooters/Smart cars etc.): 
The underground automated parking garage will have the ability to charge 
electric vehicles as they are parked.   



 
69. Indicate whether there are any visual indicators of pond and / or stream water  
quality problems on or near the site;   
Not Applicable   
 
70. Indicate whether the project will involve any increase in impervious surface area  
and if so, indicate the runoff control measures that will be undertaken: 
No.  The current site is covered by an existing parking lot.  
 
71. Indicate whether the project will affect surface water flows on water levels of ponds 
or other water bodies: 
It is not anticipated that the development will impact any existing surface water  
flows of ponds or other water bodies.   
 
72. Indicate whether the project may affect or be affected by a wetland, flood plain, or  
floodway;     
It is not anticipated that the development will be impacted or propose impact an  
existing wetland, floodplain, or floodway. Refer to the enclosed engineering 
site plans  
  
73. Indicate whether the project location or construction will adversely impact unique  
natural features on or near the site;  
It is not anticipated that the development will be impact or propose impact an  
existing unique natural features on or near the site.   
 
74. Indicate whether the project will either destroy or isolate a unique natural feature  
from public access;  
Current site is private and the development will not impede the public access to  
amenities that surround it.   
 
75. Indicate whether any unique natural feature will pose safety hazards for the  
proposed development;  
No existing natural feature will pose any safety hazards for the development.   
 
76. Indicate whether the project will damage or destroy existing wildlife habitats;  
Proposed project will not destroy and existing wildlife or habitats   
 
Other Information   
 
77. Any other information as may reasonably be required by the city to assure an adequ
ate analysis of  all existing and proposed site features and conditions.  
Our office will be happy to supply all additional requested information by the city. 
 
 
 
 



Professional Qualifications  
 
The preparer(s) of the CIS must indicate their professional qualifications, which must 
include registration in the state of Michigan in their profession where licensing is a state 
requirement for the practice of the profession (i.e. engineer, surveyor, architect etc.). 
Where the state does not require licensing (ie. planner, urban designer, economist etc.), 
the preparer must demonstrate acceptable credentials including, but not limited to, 
membership in professional societies, university degrees, documentation illustrating 
professional experience in preparing CIS related materials for similar projects. 
 
Kevin Biddison, AIA  
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Executive Summary  

The Applicant is proposing to construct a mixed-use development consisting of six (6) residential dwelling 
units, 19,200 square feet of office space, 2,450 square feet of retail space, and a two (2)-story below ground 
automated parking garage located at 320 Martin Street. The subject property is bounded by Bates Street to the 
east, Maple Road to the north, and Martin Street to the south in the City of Birmingham, Oakland County, 
Michigan. The subject property’s Parcel Identification Number (PIN) is 19-36-127-004. 

The existing site is occupied by an approximate 19,000-square-foot office building that was previously a 
post office and an associated surface parking lot. Existing access is provided via one (1) full-movement driveway 
along Bates Street accessing the surface parking lot. Under the proposed development program, the existing 
office building would remain and a mixed-use development consisting of six (6) residential dwelling units, 19,200 
square feet of office space, 2,450 square feet of retail space, and a two (2)-story below ground automated parking 
garage would be constructed in the location of the surface parking lot. Access to the automated parking garage 
is proposed via one (1) full-movement driveway along Bates Street. 

This Traffic Impact Assessment was prepared by Stonefield Engineering & Design, LLC, utilized the City 
of Birmingham’s Traffic Study Questionnaire (Form A), the City’s Transportation Impact Study Guidelines, as well 
as accepted traffic engineering practices for Traffic Impact Assessments. 

The key findings and conclusions developed in this study are as follows: 
 

1. Under the proposed development program, the existing office building would remain and a mixed-
use development consisting of six (6) residential dwelling units, 19,200 square feet of office space, 
2,450 square feet of retail space, and a two (2)-story below ground automated parking garage would 
be constructed on the subject property in the location of the existing surface parking lot. 

2. Access is proposed via one (1) full-movement driveway along Bates Street. 
3. The proposed mixed-use development is projected to generate 39 new entering vehicle trips and 

eight (8) new exiting vehicle trips during the weekday morning peak hour and generate 15 new 
entering vehicle trips and 44 new exiting vehicle trips during the weekday evening peak hour. 

4. The proposed development is projected to generate four (4) new entering pedestrian/bicycle trips 
and two (2) new exiting pedestrian/bicycle trips during the weekday morning peak hour and generate 
eight (8) new entering pedestrian/bicycle trips and seven (7) new exiting pedestrian/bicycle trips 
during the weekday evening peak hour. 

5. The intersection of Maple Road and Bates Street is calculated to operate at capacity constraints 
throughout the Existing, No-Build, and Build Conditions during the weekday morning and weekday 
evening peak hours. The turning movements at the site driveway along Bates Street are calculated 
to operate at Level of Service A during both the weekday morning and weekday evening peak hours. 

6. The proposed automated parking garage would provide 52 total reserved parking spaces. A minimum 
of nine (9) spaces would be reserved for the residential portion of the development to satisfy the 
residential parking requirement and the remaining spaces would be reserved for the existing and 
proposed office uses. The remaining office employees and retail customers would utilize the Chester 
Street parking garage. The parking garage operates at about 31% capacity daily, which provides 
sufficient parking for the proposed development. 

7. It is expected that a maximum of 19 new vehicle trips would enter or exit the site within one hour. 
8. The automated parking lift would service vehicles approximately every 90 to 120 seconds. This 

equates to 30 to 40 vehicles serviced per hour. Based on the existing parking supply on-site and the 
proposed trip generation expected to utilize the parking garage, the automated parking lift and the 
proposed queuing area on-site would be sufficient to support the parking operations of the proposed 
development. 
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Introduction 

The Applicant is proposing to construct a mixed-use development consisting of six (6) residential dwelling 
units, 19,200 square feet of office space, 2,450 square feet of retail space, and a two (2)-story below ground 
automated parking garage located at 320 Martin Street. 

The subject property is bounded by Bates Street to the east, Maple Road to the north, and Martin Street 
to the south in the City of Birmingham, Oakland County, Michigan. The site location is shown on Figure 1.  The 
subject property’s Parcel Identification Number (PIN) is 19-36-127-004. The site has approximately 200 feet of 
frontage along Bates Street, approximately 120 feet of frontage along Maple Road, and approximately 125 feet of 
frontage along Martin Street.  The existing site is occupied by an approximate 19,000-square-foot office building 
that was previously a post office and an associated surface parking lot. Under the proposed development program, 
the existing office building would remain and a mixed-use development consisting of six (6) residential dwelling 
units, 19,200 square feet of office space, 2,450 square feet of retail space, and a two (2)-story below ground 
automated parking garage would be constructed in the location of the surface parking lot. Construction and full 
occupancy are expected by 2024.   

Existing access is provided via one (1) full-movement driveway along Bates Street to the surface parking 
lot. Under the proposed development program, one (1) full-movement driveway along Bates Street would be 
constructed. 

This Traffic Impact Assessment was prepared by Stonefield Engineering & Design, LLC, utilized the City 
of Birmingham’s Traffic Study Questionnaire (Form A), the City’s Transportation Impact Study Guidelines, as well 
as accepted traffic engineering practices for Traffic Impact Assessments. 

Existing Conditions 

Roadway Characteristics 

Maple Road is classified on the National Functional Classification Map as a Principal Arterial roadway. 
Maple Road is located along the northerly side of the property with a general east-west orientation and provides 
one (1) lane of travel in each direction, with additional lanes provided at key intersections to facilitate turning 
movements. The roadway has a posted speed limit of 25 mph in the vicinity of the site. Along site frontage, curb 
and sidewalk are provided, shoulders are not provided, and on-street metered parking is provided. Maple Road 
provides east-west mobility throughout the City of Birmingham and surrounding municipalities and provides 
access to M-1 to the east of the site and M-5 to the west of the site for a mix of retail, commercial, residential, 
and municipal uses along its length. 

Bates Street is classified on the National Functional Classification Map as a local roadway. Bates Street 
has a general north-south orientation and provides one (1) lane of travel in each direction. Bates Street does not 
have a posted speed limit. Along site frontage, curb and sidewalk are provided, shoulders are not provided, and 
on-street metered parking is provided. Bates Street provides north-south mobility throughout the City of 
Birmingham and surrounding municipalities for a mix of residential, retail, and municipal uses along its length. 

Martin Street is classified on the National Functional Classification Map as a local roadway. Martin Street 
has a general east-west orientation and provides one (1) lane of travel in each direction. Martin Street does not 
have a posted speed limit. Along site frontage, curb and sidewalk are provided, shoulders are not provided, and 
on-street metered parking is provided. Martin Street provides east-west mobility, from Pierce Street at its easterly 
terminus to Southfield Road at its westerly terminus, for a mix of residential, retail, and municipal uses along its 
length.  

Maple Road and Bates Street intersect to form a signalized four (4)-leg intersection. The eastbound and 
westbound approaches of Maple Road each provide one (1) shared through/right-turn lane. The northbound and 
southbound approaches of Bates Street each provide one (1) full-movement lane. Crosswalks, pedestrian signals, 
and ADA-ramps are provided across each of the intersection legs. 
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Martin Street and Bates Street intersect to form a four (4)-way stop-controlled intersection. The 
eastbound and westbound approaches of Martin Street each provide one (1) full-movement lane. The northbound 
and southbound approaches of Bates Street each provide one (1) full-movement lane. Crosswalks and ADA-
ramps are provided across each of the intersection legs. 

2022 Existing Traffic Volumes 

Turning movement counts were collected during the typical weekday morning and weekday evening time 
periods to evaluate existing traffic conditions and identify the specific hours when traffic activity on the adjacent 
roadways is at a maximum and could be potentially impacted by the development of the site.  Turning movement 
counts were collected at the intersection of Maple Road and Bates Street on April 5, 2022, from 7:00 a.m. to 
9:00 a.m. and from 4:00 p.m. to 7:00 p.m. 

The study time periods were chosen as they are representative of the peak periods of both the adjacent 
roadway network and the proposed development.  The traffic volume data was collected and analyzed to identify 
the design peak hour in accordance with HCM and ITE guidelines.  Based on the review of the count data the 
weekday morning peak hour occurred from 8:00 a.m. to 9:00 a.m. and the weekday evening peak hour occurred 
from 4:45 p.m. to 5:45 p.m. The Technical Appendix contains a summary of the turning movement count data.  
The 2022 As-Counted weekday morning and weekday evening peak-hour volumes are summarized on appended 
Figure 2. 

2022 Pandemic Traffic Volume Adjustment 

Due to the current COVID-19 health crisis, vehicular volumes along the roadway network are atypical 
and as such, the collected turning movement counts were adjusted accordingly. Stonefield utilized a 24-hour 
traffic volume count provided by the Michigan Department of Transportation’s (MDOT’s) Transportation Data 
Management System for comparison purposes. Specifically, the count was conducted on Tuesday, August 20, 
2019, along Maple Road, between Southfield Road and Chester Street. The 2019 MDOT count was increased by 
0.3% annually for three (3) years to calculate the 2022 traffic volumes. The 2022 MDOT count was compared to 
the 2022 Stonefield turning movement count at the intersection of Maple Road and Bates Street. Table 1 
summarizes the peak hour count comparison between the 2022 MDOT count and 2022 Stonefield count.  

TABLE 1 – COUNT COMPARISON 

Time Period 
2019 MDOT 

Traffic Volumes 
2022 MDOT 

Traffic Volumes 
2022 Stonefield 
Traffic Volumes 

Percent 
Difference 

Weekday Morning 
Peak Hour 1,401 1,413 834 -69% 

Weekday Evening 
Peak Hour 1,574 1,588 935 -70% 

As shown in Table 1, the existing traffic volumes along the roadway are approximately 69% lower during 
the weekday morning peak hour and 70% lower during the weekday evening peak hour than expected under 
typical conditions. Based on observations conducted by our office, this is consistent with overarching COVID-19 
traffic volume trends as traffic volumes in this area have been significantly lower due to a significant reduction of 
the number of people commuting to work. As such, the turning movement counts were grown by 69% during 
the weekday morning peak hour and 70% during the weekday evening peak hour.  

The Technical Appendix contains a summary of the turning movement counts and MDOT count 
summary. The 2022 COVID Adjusted weekday morning and weekday evening peak hour traffic volumes are 
summarized on Figure 3. 
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2022 Existing LOS/Capacity Analysis 

A Level of Service and Volume/Capacity analysis was conducted for the 2022 Existing Condition during 
the weekday morning and weekday evening peak hours at the intersection of Maple Road and Bates Street.  Under 
the existing condition, the signalized intersection of Maple Road and Bates Street is calculated to operate under 
capacity constraints at overall Level of Service F during the weekday morning and weekday evening peak hours. 
The eastbound and westbound through/right turn movements would each operate at Level of Service F during 
the weekday morning and weekday evening peak hours. 

No-Build Conditions 

2024 No-Build Traffic Volumes 

The 2022 Existing Condition traffic volume data was grown to a future horizon year of 2024, which is a 
conservative estimate for when the proposed mixed-use development is expected to be fully constructed. The 
Michigan Department of Transportation (MDOT) conducted 24-hour traffic counts along Maple Road, between 
Southfield Road and Chester Street, in 2016 and 2019. The MDOT traffic counts forecast a 0.3% annual increase 
in traffic between 2016 and 2019. As such, the existing traffic volumes at the study intersections were increased 
by 0.3% annually for two (2) years to calculate the 2024 No-Build weekday morning and weekday evening traffic 
volumes. These volumes are summarized on appended Figure 4. 

2024 No-Build LOS/Capacity Analysis 

A Level of Service and Volume/Capacity analysis was conducted for the 2024 No-Build Condition during 
the weekday morning and weekday evening peak hours at the intersection of Maple Road and Bates Street.  Under 
the No-Build condition, the signalized intersection of Maple Road and Bates Street is calculated to operate 
generally consistently with the findings in the Existing condition during both the weekday morning and weekday 
evening peak hours. The eastbound and westbound through/right turn movements would each operate at Level 
of Service F during the weekday morning and weekday evening peak hours 
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Future Conditions 

Proposed Trip Generation 

Trip generation projections for the proposed development were prepared utilizing the Institute of 
Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition.  ITE trip generation rates for “General 
Urban/Suburban” locations for the following land uses were cited for the proposed development: 

1. Land Use 221 “Multifamily Housing (Mid-Rise)” was utilized for the proposed six (6) apartment units, 
2. Land Use 710 “General Office Building” was utilized for the proposed 19,200 square feet of office 

space, and 
3. Land Use 822 “Strip Retail Plaza” was utilized for the proposed 2,450 square feet of retail space. 

For the residential apartments, parking would be provided for residents within the underground garage 
levels at a minimum rate of 1.5 spaces per unit, consistent with the City’s requirement.  All trips for residential 
tenants would utilize the site driveway along Bates Street. 

Land Use 710 “General Office Building” “is a location where affairs of businesses, commercial or industrial 
organizations, or professional persons or firms are conducted” and includes “a mixture of tenants including 
professional services, insurance companies, investment brokers, and tenant services, such as a bank or savings 
and loan institution, a restaurant, or cafeteria and service retail facilities.” As such, this land use encompasses a 
variety of potential uses for the space and its trip generation projections would be appropriate for the potential 
tenants of the space. 

Land Use 822 “Strip Retail Plaza” is an integrated group of commercial establishments that is planned, 
developed, owned, and managed as a unit. Each study site in this land use has less than 40,000 square feet of gross 
leasable area (GLA).” As such, this land use encompasses a variety of potential users and would be appropriate 
for the potential tenants of the space. 

Table 1 provides the weekday morning peak hour, weekday evening peak hour, and weekday daily trip 
generation volumes associated with the proposed development. The weekend peak trip generation for each of 
the proposed uses is not simultaneous.  Therefore, the weekday morning and weekday evening peak-hour analyses 
would be sufficient for the evaluation of the traffic impacts of the proposed development. 

TABLE 1 – TRIP GENERATION PROJECTIONS 

 
 
 
Land Use 

Weekday Morning  
Peak Hour 

Weekday Evening 
Peak Hour Daily 

Enter Exit Total Enter Exit Total Enter Exit Total 
6-Unit 
Multifamily Housing (Mid-Rise) 
ITE Land Use 221 

0 2 2 2 1 3 13 14 27 

19,200 SF 
General Office Building 
ITE Land Use 710 

35 5 40 7 35 42 138 138 276 

2,450 SF 
Strip Retail Plaza 
Land Use 822 

6 5 11 14 15 29 166 166 322 

Total Trip Generation 41 12 53 23 51 74 317 318 635 
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As stated within Chapter 5 of ITE’s Trip Generation Handbook, 3rd Edition, “to adjust for differences in 
vehicle occupancy and use of pedestrian, bicycle, and transit modes, a trip generation estimate needs to account 
for each person traveling to and from a site rather than just the number of vehicles entering and exiting the site.” 
Utilizing the methodology within Chapter 5 and the City of Birmingham census data, the baseline person trips 
were calculated using the baseline vehicle trips and vehicle occupancy for each of the proposed land uses. The 
vehicle occupancy was calculated to be 1.05 based on census data pertaining to the percentage of workers who 
drove alone and the percentage of workers who carpooled to work. It was assumed that carpool trips would 
account for two (2) passengers. It is noted that a large portion of the retail trips are expected to walk to the site 
due to the walkability of the surrounding area. As such, the “drove alone” trips were split between “drove alone” 
and “walk” to account for downtown walking trips, which are not captured in SEMCOG/US Census commuting 
data. Tables 2 through 4 provide the weekday morning peak hour, weekday evening peak hour, and weekday 
daily baseline person trip generation volumes associated with the proposed development per land use. 

TABLE 2 – RESIDENTIAL PERSON TRIP GENERATION BY MODAL TYPE 

 

Land Use 221 “Multifamily Housing (Mid-Rise)” 

Actual 
Distribution 

Calculated 
Distribution 

Weekday 
Morning Peak 

Hour 

Weekday 
Evening Peak 

Hour 
Daily 

Drove Alone 83.3% 83.3% 2 3 27 
Carpool 4.0% 4.0% 0 0 1 
Public Transportation 0.2% 0.2% 0 0 0 
Walk 1.7% 1.7% 0 0 1 
Bike 0.2% 0.2% 0 0 0 
Other 0.5% 0.5% 0 0 0 
Work From Home 10.1% 10.1% 0 1 3 

Person Trips 2 4 32 

TABLE 3 – OFFICE PERSON TRIP GENERATION BY MODAL TYPE 

 
Land Use 710 “General Office Building” 

Actual 
Distribution 

Calculated 
Distribution* 

Weekday 
Morning Peak 

Hour 

Weekday 
Evening Peak 

Hour 
Daily 

Drove Alone 83.3% 92.7% 40 42 276 
Carpool 4.0% 4.4% 2 2 12 
Public Transportation 0.2% 0.2% 0 0 1 
Walk 1.7% 1.9% 1 1 5 
Bike 0.2% 0.2% 0 0 1 
Other 0.5% 0.6% 0 0 2 

Person Trips 43 45 297 
*Work From Home Trips are excluded from Office trip generation modal distributions 
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TABLE 4 – RETAIL PERSON TRIP GENERATION BY MODAL TYPE 

 

Land Use 822 “Strip Retail Plaza” 

Actual 
Distribution 

Calculated 
Distribution 

Assumed 
Modal 

Distribution 

Weekday 
Morning 

Peak Hour 

Weekday 
Evening 

Peak Hour 
Daily 

Drove Alone 83.3% 92.7% 45.4% 6 15 163 
Carpool 4.0% 4.4% 4.4% 1 1 16 
Public Transportation 0.2% 0.2% 0.2% 0 0 1 
Walk 1.7% 1.9% 45.4% 5 14 162 
Bike 0.2% 0.2% 4.0% 0 1 14 
Other 0.5% 0.6% 0.6% 0 0 2 

Person Trips 12 31 358 
*Work From Home Trips are excluded from Office trip generation modal distributions 
**Modal Distribution for Retail was adjusted to account for downtown walking trips, which are not captured in SEMCOG/US Census commuting 
data. "Drove alone" trips were split to be 45.4% drove alone and 45.4% walk 

As stated within Chapter 6 of ITE’s Trip Generation Handbook, 3rd Edition, internally captured trips can 
be a component of the travel patterns at mixed-use developments, such as the one proposed.  When combined 
within a single development, individual land uses tend to interact, and thus attract a portion of each other’s trip 
generation, such as residents visiting the retail stores. Therefore, based on the nature of the proposed uses, an 
internal capture credit should be considered for this site. Utilizing published ITE data, internal trips were 
calculated between the proposed uses during the weekday morning peak hour, weekday evening peak hour, and 
total daily trip generation. It is noted that ITE does not provide data for daily internal capture. For the purpose 
of this analysis, the daily internal trips were calculated using the published weekday evening peak hour rates. The 
internal capture portion of the site-generated traffic is shown in Table 5. 

TABLE 5 – INTERNAL TRIP CAPTURE REDUCTION  

Land Use 

Weekday Morning Weekday Evening 
Daily 

Peak Hour Peak Hour 
Enter Exit Total Enter Exit Total Enter Exit Total 

6-Unit 
Multifamily Housing (Mid-Rise) 
ITE Land Use 221 

0 2 2 2 2 4 16 16 32 

Internal Trip Capture Reduction 0 0 0 -1 -1 -2 -8 -8 -16 
Subtotal 0 2 2 1 1 2 8 8 16 

19,200 SF 
General Office Building 
ITE Land Use 710 

38 5 43 8 37 45 149 148 297 

Internal Trip Capture Reduction -1 -1 -2 0 -1 -1 -5 -15 -20 
Subtotal 37 4 41 8 36 44 144 133 277 

2,450 SF 
Strip Retail Plaza 
Land Use 822 

7 5 12 16 15 31 179 179 358 

Internal Trip Capture Reduction -1 -1 -2 -2 -1 -3 -21 -11 -32 
Subtotal  6 4 10 14 14 28 158 168 326 

Total 43 10 53 23 51 74 310 309 619 

The site generated person trips associated with each land use was distributed by modal type based on 
the City of Birmingham census data. The percentage of commuters who work from home was not utilized to 
calculate the modal distribution for the office or retail uses. It is noted that the commuting census data does not 
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capture the downtown walkable nature of Birmingham. As such, the “drove alone” trips were split between 
“drove along” vehicle trips and “walk” trips. Tables 6 through 8 provides the weekday morning peak hour, 
weekday evening peak hour, and weekday daily person trip generation volumes associated with the proposed 
development per land use after accounting for internal capture. 

TABLE 6 – RESIDENTIAL TRIP GENERATION SUMMARY 

 
Weekday Morning 

Peak Hour 
 Weekday Evening 

Peak Hour Daily 

Method of 
Transportation 

Actual 
Distribution 

Calculated 
Distribution In Out Total In Out Total In Out Total 

Drove Alone 83.3% 83.3% 0 2 2 1 1 2 6 7 13 
Carpool 4.0% 4.0% 0 0 0 0 0 0 1 0 1 

Public 
Transportation  0.2% 0.2% 0 0 0 0 0 0 0 0 0 

Walk 1.7% 1.7% 0 0 0 0 0 0 0 0 0 
Bike 0.2% 0.2% 0 0 0 0 0 0 0 0 0 

Other 0.5% 0.5% 0 0 0 0 0 0 0 0 0 
Worked From 

Home 10.1% 10.1% 0 0 0 0 0 0 1 1 2 

Person Trips 0 2 2 1 1 2 8 8 16 

TABLE 7 – OFFICE TRIP GENERATION SUMMARY 

 
Weekday Morning 

Peak Hour 
 Weekday Evening 

Peak Hour Daily 

Method of 
Transportation 

Actual 
Distribution 

Calculated 
Distribution In Out Total In Out Total In Out Total 

Drove Alone 83.3% 92.7% 34 4 38 8 33 41 132 124 256 
Carpool 4.0% 4.4% 2 0 2 0 2 2 6 6 12 

Public 
Transportation  0.2% 0.2% 0 0 0 0 0 0 1 0 1 

Walk 1.7% 1.9% 1 0 1 0 1 1 3 2 5 
Bike 0.2% 0.2% 0 0 0 0 0 0 1 0 1 

Other 0.5% 0.6% 0 0 0 0 0 0 1 1 2 
Person Trips 37 4 41 8 36 44 144 132 144 

TABLE 8 – RETAIL TRIP GENERATION SUMMARY 

 Weekday Morning 
Peak Hour 

 Weekday Evening 
Peak Hour Daily 

Method of 
Transportation 

Actual 
Distribution 

Calculated 
Distribution 

Assumed Modal 
Distribution In Out Total In Out Total In Out Total 

Drove Alone 83.3% 92.7% 45.4% 3 2 5 5 8 13 72 75 147 
Carpool 4.0% 4.4% 4.4% 0 0 0 1 0 1 7 8 15 

Public 
Transportation  0.2% 0.2% 0.2% 0 0 0 0 0 0 0 1 1 

Walk 1.7% 1.9% 45.4% 3 2 5 7 6 13 72 76 148 
Bike 0.2% 0.2% 4.0% 0 0 0 1 0 1 6 7 13 

Other 0.5% 0.6% 0.6% 0 0 0 0 0 0 1 1 2 
Person Trips 6 4 10 14 14 28 158 168 326 

Table 9 summarizes the total trip generation of the entire site based on the modal trip distribution. 
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TABLE 9 – TOTAL TRIP GENERATION BY MODAL TYPE  

Method of Transportation 

Weekday Morning Weekday Evening 
Daily 

Peak Hour Peak Hour 
Enter Exit Total Enter Exit Total Enter Exit Total 

Drove Alone 37 8 45 14 42 56 210 206 416 
Carpool 2 0 2 1 2 3 14 14 28 

Public Transportation  0 0 0 0 0 0 1 1 2 
Walk 4 2 6 7 7 14 75 78 153 
Bike 0 0 0 1 0 1 7 7 14 

Other 0 0 0 0 0 0 2 2 4 
Worked From Home 0 0 0 0 0 0 1 1 2 

Total 43 10 53 23 51 74 310 309 619 

As shown in Table 9, the proposed development is expected to generate 53 new person trips during the 
weekday morning peak hour, 74 new person trips during the weekday evening peak hour, and 619 daily new 
person trips.  

Trip Distribution 

 For the purpose of the distribution, the trips were routed according to existing travel patterns along the 
adjacent roadways, location of major arterial roadways, and the access management plan of the site. It is noted 
the on-site parking would be reserved for the existing and proposed office buildings and the residential portion 
of the development. Employees of the existing and proposed office building who do not have a reserved parking 
space would be routed to the nearby Chester Street parking garage. Figures 5 and 6 illustrate the Residential 
Vehicular Site-Generated Trip Distribution and Residential Vehicular Site-Generated Traffic Volumes for the 
proposed development, respectively. Figures 7, 8, and 9 illustrate the Office Vehicular Site-Generated Trip 
Distribution, the Office Vehicular Site-Generated Traffic Volumes, and the Office Pedestrian Site-Generated 
Traffic Volumes, respectively. Figures 10, 11, and 12 illustrate the Retail Vehicular Site-Generated Trip 
Distribution, the Retail Vehicular Site-Generated Traffic Volumes, and the Retail Pedestrian Site-Generated Traffic 
Volumes, respectively. Figures 13 and 14 illustrate the Total Vehicular Site-Generated Traffic Volumes and the 
Total Pedestrian Site-Generated Traffic Volumes.  

2024 Build Condition 

 The site-generated trips were added to the 2024 No-Build Traffic Volumes to calculate the 2024 Build 
Traffic Volumes and are shown on appended Figure 15. 
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Level of Service Impacts 

A Level of Service and Volume/Capacity analysis was also conducted for the 2024 Build Condition during 
the weekday morning and weekday evening peak hours at the intersection of Maple Road and Bates Street and 
the Bates Street site driveway. Tables 10 and 11 compare the Existing, No-Build, and Build Conditions Level of 
Service and delay values. The signalized intersection of Maple Road and Bates Street is calculated to operate 
generally consistent with the findings of the No-Build Condition during the weekday morning and weekday 
evening peak hours. The eastbound and westbound through/right turn movements would each operate at Level 
of Service F during the weekday morning and weekday evening peak hours. The turning movements at the site 
driveway along Bates Street are calculated to operate at Level of Service A during both the weekday morning and 
weekday evening peak hours. 

The proposed development is projected to generate 39 new entering vehicle trips and eight (8) new 
exiting vehicle trips during the weekday morning peak hour and generate 15 new entering vehicle trips and 44 
new exiting vehicle trips during the weekday evening peak hour. Based on Transportation Impact Analysis for Site 
Development published by ITE, a trip increase of less than 100 vehicle trips would likely not change the level of 
service of the adjacent roadway system or appreciably increase the volume-to-capacity ratio of an intersection 
approach. The pedestrian volumes associated with the proposed development are not expected to significantly 
impact the surrounding roadway network. As such, the proposed development is not anticipated to significantly 
impact the operations of the adjacent roadway network. 

Comparative Level of Service (Delay) Tables 

MAPLE ROAD & BATES STREET 
EB (Eastbound) and WB (Westbound) approaches are the Maple Road approaches 
NB (Northbound) and SB (Southbound) approaches are the Bates Street approaches 
X (n) = Level of Service (seconds of delay)  
 
TABLE 10 – OVERALL LEVEL OF SERVICE COMPARISON 

Time Period 2022 Existing 2024 No-Build 2024 Build 
Weekday Morning Peak Hour F (138.0) F (141.0) F (142.2) 
Weekday Evening Peak Hour F (167.2) F (170.0) F (169.8) 

BATES STREET & SITE DRIVEWAY 
EB (Eastbound) approach is the site driveway approach 
NB (Northbound) & SB (Southbound) approaches are the Bates Street approaches 
X (n) = Level of Service (seconds of delay)  
 
TABLE 11 – 2024 BUILD CONDITION 

Lane Group 
Weekday Morning 

Peak Hour 
Weekday Evening 

Peak Hour 
EB Left/Right A (9.4) A (9.7) 
NB Left/Through A (0.6) A (0.1) 

SimTraffic Analysis 

A SimTraffic network analysis was performed at the intersection of Maple Road and Bates Street to 
assess the traffic conditions along the adjacent roadway network during the No-Build and Build Conditions. The 
MDOT Electronic Traffic Control Device Guidelines was utilized to conduct the SimTraffic analysis. Table 12 
compares the No-Build and Build Condition total delay, total stops, total travel time, and average speed at the 
intersection. Based on the analysis conducted there would be no substantial degradation occurring between the 
No-Build and Build Conditions. 
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TABLE 12 – SIMTRAFFIC ANALYSIS COMPARISON 

Lane Group 2024 No-Build 2024 Build 

Weekday Morning Peak 
Hour 

Total Delay (hr) 13.0 12.8 
Total Stops 873 876 

Total Travel Time (hr) 18.9 20.8 

Average Speed (mph) 4 4 

Weekday Evening Peak 
Hour 

Total Delay (hr) 12.5 12.8 

Total Stops 852 849 

Total Travel Time (hr) 20.5 18.8 

Average Speed (mph) 4 4 

Collision Analysis 

In order to assess the safety of the intersection of Maple Road and Bates Street, five (5) years of motor 
vehicle collision data were obtained from the SEMCOG crash location data base.  The study time period spans 
from 2016 to 2020.  Table 13 provides a summary of the manner and severity of the motor vehicle collisions 
reported at the intersection of Maple Road and Bates Street. 

TABLE 13 – MOTOR VEHICLE COLLISION SUMMARY (5 YEARS) 

Intersection/Corridor Collision Type Number of 
Collisions 

Collisions 
Resulting in 

Injury 

Collisions 
Resulting in 

Fatality 

Maple Road & Bates 
Street 

Rear End 5 0 0 
Same Direction - Sideswipe 5 0 0 
Outside of Shoulder/Curb 1 0 0 

Total 11 0 0 

As shown in Table 13, there was a total of 11 collisions over the past five (5) years at the intersection of 
Maple Road and Bates Street. It is noted that none of the collisions involved pedestrians or bicyclists. Based on 
the crash breakdown over the past five (5) years and the trip generation of the proposed development, it is not 
expected that the development would cause an increase in motor vehicle, pedestrian, or bicycle collisions in the 
surrounding area. 

Site Circulation/Parking Supply 

A review was conducted of the proposed mixed-use development using the Architectural Plan prepared 
by Biddison Architecture and Design, dated May 6, 2022.  In completing this review, particular attention was 
focused on the site access and parking supply. 

Under the proposed development program, the existing 19,000-square-foot office building would remain 
and a mixed-use development consisting of six (6) residential dwelling units, 19,200 square feet of office space, 
2,450 square feet of retail space, and a two (2)-story below ground automated parking garage would be 
constructed in the location of the surface parking lot. Access to the automated parking garage is proposed via 
one (1) full-movement driveway along Bates Street. The proposed drive aisle would provide sufficient storage for 
a three (3) vehicle queue on site with an additional vehicle on the loading bay, while also providing sufficient width 
for a vehicle to also exit the site. 

Operations Information 

The proposed development would consist of 38,200 total square feet of office space, six (6) residential 
units, and 2,450 square feet of retail space. Approximately 45 employees currently work in the existing 19,000-
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square-foot office building and the additional office space would account for another 25-35 employees, for a total 
of 70-80 employees. The office and retail portions of the development would generally operate from 9:00 a.m. to 
5:00 p.m. There are no identified tenants of the additional office space or retail space at this time. 

Parking Operations 

Regarding the parking requirements for the proposed development, the City of Birmingham requires 1.5 
parking spaces per residential dwelling unit and does not require parking for non-residential developments.  For 
the proposed mixed-use development consisting of six (6) residential units, this equates to nine (9) required 
spaces. The site would provide nine (9) residential parking spaces within the parking garage, which meets the 
parking requirement and would be sufficient to support this project’s residential parking demand. 

The proposed parking garage would provide reserved parking spaces for a portion of the existing and 
proposed office buildings and the residential portion of the development. Reserved parking spaces would not be 
provided for the retail portion of the proposed development and would utilize on-street parking in the vicinity of 
the site or the Chester Street parking garage. The garage would provide a minimum of 1.5 parking spaces per 
residential unit, which equates to a minimum of nine (9) residential parking spaces. The remaining garage parking 
spaces would be reserved for the existing and proposed office uses. It is expected that a maximum of 19 new 
trips would enter or exit the site within one hour. The remaining peak hour trips would utilize the Chester Street 
parking garage. Based on consultations with Scott Grewe, Commander of the Birmingham Police Department, 
the existing Chester Street parking garage operates at about 31% capacity daily. As such, the Chester Street 
parking garage would provide sufficient parking for the proposed development.  

At its quickest, the automated parking lift can service a vehicle in approximately 45 seconds, but more 
likely would service vehicles every 90 to 120 seconds. This equates to approximately 30 to 40 vehicles serviced 
per hour. Based on the existing parking supply on-site, the proposed trip generation expected to utilize the 
parking garage, and the service rate of the parking lift, the automated parking lift and the proposed queuing area 
on site would be sufficient to support the parking operations of the proposed development. 

Multi-Modal Analysis 

A review was conducted of the City of Birmingham’s Multi-Modal Transportation Plan to identify impacts 
of the proposed development with respect to non-automobile transportation alternatives.  Based on this review, 
there are several attributes of the proposed development that contribute to positive multi-modal impacts. 

Based on the design of the site, the proposed development improves the urban form of the current block 
as compared to the existing site.  Presently, the northerly portion of the development consists of a surface parking 
lot, which does not encourage pedestrian travel along the property in a downtown environment.  The proposed 
development would be comprised of a five (5)-story building set back directly along the property line, which is 
consistent with the downtown character of the buildings on adjacent blocks.  The construction of the proposed 
building would help expand the downtown footprint along Maple Street. It is noted that ground-floor retail 
generally attracts pedestrians in downtown areas, similar to the location of the subject property. 

The entrance to the office portion of the site would be located along Martin Street.  The primary retail 
use on site would have an entrance located on the corner of Maple Street and Bates Street and an entrance along 
Maple Street.  The entrances to the residential portion of the development would be along Maple Street and 
along Bates Street.  

 Per Figure 3.1E within the Multi-Modal Transportation Plan, Maple Street is designated for shared lane 
markings for bicycle traffic along the site frontage. The proposed shared lane markings for bicycle traffic 
encourages non-automobile use via bicycle travel within the vicinity of the site. Crossing improvements are also 
proposed at the intersection of Maple Street and Bates Street. Under the existing conditions a bicycle rack is 
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provided at the northwest corner of Martin Street and Bates Street and another bicycle rack is proposed along 
the Bates Street site frontage. 

 The subject site is located directly adjacent to bus stops that service SMART Bus Route 780. SMART Bus 
Route 780 provides service to the Oakland Mall, Knollwood Country Club, Bloomfield Hills Shopping Plaza, 
Downtown Birmingham, Downtown Troy, as well as many residential communities throughout Birmingham and 
surrounding municipalities. 

Based on the attributes of development stated above, the proposed development is consistent with the 
City’s Multi-modal Transportation Plan and represents a significant improvement over the existing site 

Key Findings and Conclusions 

The key findings and conclusions developed in this study are as follows: 

1. Under the proposed development program, the existing office building would remain and a mixed-
use development consisting of six (6) residential dwelling units, 19,200 square feet of office space, 
2,450 square feet of retail space, and a two (2)-story below ground automated parking garage would 
be constructed on the subject property in the location of the existing surface parking lot. 

2. Access is proposed via one (1) full-movement driveway along Bates Street. 
3. The proposed mixed-use development is projected to generate 39 new entering vehicle trips and 

eight (8) new exiting vehicle trips during the weekday morning peak hour and generate 15 new 
entering vehicle trips and 44 new exiting vehicle trips during the weekday evening peak hour. 

4. The proposed development is projected to generate four (4) new entering pedestrian/bicycle trips 
and two (2) new exiting pedestrian/bicycle trips during the weekday morning peak hour and generate 
eight (8) new entering pedestrian/bicycle trips and seven (7) new exiting pedestrian/bicycle trips 
during the weekday evening peak hour. 

5. The intersection of Maple Road and Bates Street is calculated to operate at capacity constraints 
throughout the Existing, No-Build, and Build Conditions during the weekday morning and weekday 
evening peak hours. The turning movements at the site driveway along Bates Street are calculated 
to operate at Level of Service A during both the weekday morning and weekday evening peak hours. 

6. The proposed automated parking garage would provide 52 total reserved parking spaces. A minimum 
of nine (9) spaces would be reserved for the residential portion of the development to satisfy the 
residential parking requirement and the remaining spaces would be reserved for the existing and 
proposed office uses. The remaining office employees and retail customers would utilize the Chester 
Street parking garage. The parking garage operates at about 31% capacity daily, which provides 
sufficient parking for the proposed development. 

7. It is expected that a maximum of 19 new vehicle trips would enter or exit the site within one hour. 
8. The automated parking lift would service vehicles approximately every 90 to 120 seconds. This 

equates to 30 to 40 vehicles serviced per hour. Based on the existing parking supply on-site and the 
proposed trip generation expected to utilize the parking garage, the automated parking lift and the 
proposed queuing area on-site would be sufficient to support the parking operations of the proposed 
development. 

Z:\Michigan\DET\2021\DET-210363-Biddison Architecture-320 Martin Street, Birmingham, MI\Calculations & Reports\Traffic\Reports\2022-05 Traffic Impact Assessment\2022-05 Traffic Impact Assessment.docx 
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FORM A - TRAFFIC STUDY QUESTIONNAIRE 

Applicant: ___________________________________________ Case#:____________________________ 

Date:_________________  Address:________________________________________________________

1.  Proposed Project

Brief description of the proposed project: ______________________________________________________ 
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________

Use of building(s):____________________________ Gross square footage:__________________________
___________________________________________ Net square footage:____________________________
___________________________________________ Number of parking spaces:______________________
Site plan attached:____________________________

2.  Driveway Movements (a.m. and p.m. peak hours)

Driveway:___________________________________ Driveway:___________________________________
Left In: _____________________________________ Left In: _____________________________________
Right In: ____________________________________ Right In: ____________________________________
Left Out: ____________________________________ Left Out: ____________________________________
Right Out: ___________________________________ Right Out:___________________________________

Driveway:___________________________________ Driveway:___________________________________
Left In: _____________________________________ Left In: _____________________________________
Right In: ____________________________________ Right In: ____________________________________
Left Out: ____________________________________ Left Out: ____________________________________
Right Out: ___________________________________ Right Out:___________________________________

3. Transportation Standards

Using the City Design and Construction standards or where appropriate, County Road Commission and 
Michigan Department of Transportation standards, identify the following:

Passing lanes:______________________________________________________________________________
_________________________________________________________________________________________
Tapers:___________________________________________________________________________________
_________________________________________________________________________________________
Turn Lanes: _______________________________________________________________________________
_________________________________________________________________________________________

A5

03/18/2022

Under the proposed development program, the existing office building would remain and a mixed-use 
development consisting of six (6) residential dwelling units, 19,200 square feet of office space, 5,400 square 
feet of retail space, and a two (2)-story below ground automated parking garage would be constructed in 
the location of the surface parking lot. Access to the automated parking garage is proposed via one (1) 
right-turn ingress/full-movement egress driveway along Bates Street.

residential, retial, office

50
within TIA

41,064 SF

Bates Street

AM - 18, PM - 4
AM - 3, PM - 12
AM - 0, PM - 5

N/A

N/A

N/A



Evaluate sight distances at project driveways:_____________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
Vehicle stacking analysis (if drive-up facilities are proposed): _______________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________

A6

At its quickest, the automated parking lift can service a vehicle in approximately 45 seconds, but more 
likely would service vehicles every 90 to 120 seconds. This equates to approximately 30 to 40 vehicles 
serviced per hour. Based on the existing parking supply on-site, the proposed trip generation expected to 
utilize the parking garage, and the service rate of the parking lift, the automated parking lift and the 
proposed queuing area would be sufficient to support the parking operations of the proposed development

The proposed sight distance would be consistent with existing conditions. It is noted, a valet that is familiar 
with the operations of the development would retrieve vehicles from the lift and drop them in the queuing 
area along Bates Street. 
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Project: Birmingham Traffic
Impact Study
Corridor: W. Maple Road
Weather: Sunny, Pt. Cldy.
Temp 50's
Video VCU ID#: SCU8EU
SE & SCU4SY SE

TTraffic Data Collection, LLC
7504 Sawgrass Drive
www.tdccounts.com

Washington, Michigan, United States  48094
Ph. (586) 786-5407

Reliable Traffic Data

Count Name: TMC_1 Maple
& Bates_4-5-2022
Site Code: TMC_01
Traffic Data Collection,
LLC
Start Date: 04/05/2022
Page No: 1

Turning Movement Data

Start
Time

N. Bates Street W. Maple Road S. Bates Street W. Maple Road
Southbound Westbound Northbound Eastbound

Righ
t

Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l

Int.
Tota

l
7:00 AM 0 0 4 0 0 2 4 5 0 68 0 0 1 73 1 0 1 0 0 1 2 1 0 50 0 0 0 51 130
7:15 AM 1 0 1 0 0 2 2 1 2 74 0 0 0 77 0 0 3 0 0 1 3 0 0 78 0 0 1 78 160
7:30 AM 0 0 4 0 0 2 4 1 1 66 0 0 1 68 2 0 3 2 0 1 7 0 0 81 0 0 0 81 160
7:45 AM 1 0 6 0 0 4 7 2 1 95 0 0 5 98 0 1 10 0 0 3 11 1 0 112 0 0 0 113 229

Hourly Total 2 0 15 0 0 10 17 9 4 303 0 0 7 316 3 1 17 2 0 6 23 2 0 321 0 0 1 323 679
8:00 AM 0 0 2 1 0 7 3 5 0 93 0 0 4 98 1 2 10 1 0 4 14 5 0 105 0 0 2 110 225
8:15 AM 1 2 6 1 0 6 10 3 1 83 0 0 0 87 1 0 6 2 0 1 9 1 0 129 0 0 3 130 236
8:30 AM 2 1 9 3 0 3 15 1 0 99 0 0 1 100 1 2 12 2 0 5 17 0 0 97 0 0 1 97 229
8:45 AM 2 1 7 0 0 8 10 6 0 88 0 0 4 94 4 1 8 2 0 8 15 2 1 115 0 0 5 118 237

Hourly Total 5 4 24 5 0 24 38 15 1 363 0 0 9 379 7 5 36 7 0 18 55 8 1 446 0 0 11 455 927
*** BREAK *** - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
4:00 PM 0 1 10 7 0 12 18 8 0 102 0 0 8 110 6 0 5 9 0 5 20 5 0 110 0 0 5 115 263
4:15 PM 0 0 10 0 0 8 10 6 0 106 0 0 9 112 3 2 8 6 0 3 19 2 1 104 0 0 2 107 248
4:30 PM 0 0 7 0 0 6 7 7 0 104 1 0 13 112 5 1 5 6 0 6 17 1 0 98 0 0 0 99 235
4:45 PM 1 0 5 1 0 15 7 6 0 115 0 0 7 121 2 1 16 4 0 9 23 3 1 108 0 0 4 112 263

Hourly Total 1 1 32 8 0 41 42 27 0 427 1 0 37 455 16 4 34 25 0 23 79 11 2 420 0 0 11 433 1009

5:00 PM 4 2 8 2 0 6 16 11 1 97 0 0 9 109 7 0 6 7 0 12 20 3 0 109 0 0 4 112 257
5:15 PM 0 3 6 1 0 10 10 4 0 129 0 0 6 133 5 0 17 7 0 8 29 4 0 114 1 0 3 119 291
5:30 PM 0 1 3 1 0 10 5 4 0 105 0 0 10 109 3 0 7 8 0 4 18 7 1 101 0 0 4 109 241
5:45 PM 3 0 12 4 0 4 19 4 0 101 0 0 18 105 5 1 9 3 0 2 18 4 0 116 0 0 6 120 262

Hourly Total 7 6 29 8 0 30 50 23 1 432 0 0 43 456 20 1 39 25 0 26 85 18 1 440 1 0 17 460 1051

6:00 PM 1 1 6 4 0 7 12 10 1 96 0 0 14 107 2 2 6 7 0 7 17 2 0 101 0 0 5 103 239
6:15 PM 1 3 7 1 0 13 12 6 0 106 1 0 9 113 3 1 5 2 0 6 11 1 0 85 0 0 9 86 222
6:30 PM 2 1 8 7 0 1 18 5 1 96 0 0 7 102 1 2 1 0 0 2 4 4 0 74 0 0 0 78 202
6:45 PM 2 0 8 0 0 5 10 7 1 82 0 0 6 90 2 1 8 3 0 8 14 1 0 81 1 0 0 83 197

Hourly Total 6 5 29 12 0 26 52 28 3 380 1 0 36 412 8 6 20 12 0 23 46 8 0 341 1 0 14 350 860
Grand
Total 21 16 129 33 0 131 199 102 9 1905 2 0 132 2018 54 17 146 71 0 96 288 47 4 1968 2 0 54 2021 4526

Approach
% 10.6 8.0 64.8 16.6 0.0 - - 5.1 0.4 94.4 0.1 0.0 - - 18.8 5.9 50.7 24.7 0.0 - - 2.3 0.2 97.4 0.1 0.0 - - -

Total % 0.5 0.4 2.9 0.7 0.0 - 4.4 2.3 0.2 42.1 0.0 0.0 - 44.6 1.2 0.4 3.2 1.6 0.0 - 6.4 1.0 0.1 43.5 0.0 0.0 - 44.7 -
Lights 21 16 129 33 0 - 199 100 8 1863 2 0 - 1973 53 17 145 71 0 - 286 47 4 1913 2 0 - 1966 4424

% Lights 100.
0 100.0 100.0 100.0 - - 100.0 98.0 88.9 97.8 100.0 - - 97.8 98.1 100.0 99.3 100.0 - - 99.3 100.0 100.0 97.2 100.0 - - 97.3 97.7

Buses 0 0 0 0 0 - 0 0 0 15 0 0 - 15 1 0 0 0 0 - 1 0 0 24 0 0 - 24 40
% Buses 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.8 0.0 - - 0.7 1.9 0.0 0.0 0.0 - - 0.3 0.0 0.0 1.2 0.0 - - 1.2 0.9

Single-Unit
Trucks 0 0 0 0 0 - 0 2 1 23 0 0 - 26 0 0 1 0 0 - 1 0 0 26 0 0 - 26 53

% Single-
Unit

Trucks
0.0 0.0 0.0 0.0 - - 0.0 2.0 11.1 1.2 0.0 - - 1.3 0.0 0.0 0.7 0.0 - - 0.3 0.0 0.0 1.3 0.0 - - 1.3 1.2

Articulated
Trucks 0 0 0 0 0 - 0 0 0 4 0 0 - 4 0 0 0 0 0 - 0 0 0 5 0 0 - 5 9

%
Articulated

Trucks
0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.2 0.0 - - 0.2 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.3 0.0 - - 0.2 0.2

Pedestrian
s - - - - - 131 - - - - - - 132 - - - - - - 96 - - - - - - 54 - -

%
Pedestrian

s
- - - - - 100.0 - - - - - - 100.0 - - - - - - 100.0 - - - - - - 100.0 - -
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Project: Birmingham Traffic
Impact Study
Corridor: W. Maple Road
Weather: Sunny, Pt. Cldy.
Temp 50's
Video VCU ID#: SCU8EU
SE & SCU4SY SE

TTraffic Data Collection, LLC
7504 Sawgrass Drive
www.tdccounts.com

Washington, Michigan, United States  48094
Ph. (586) 786-5407

Reliable Traffic Data

Count Name: TMC_1 Maple
& Bates_4-5-2022
Site Code: TMC_01
Traffic Data Collection,
LLC
Start Date: 04/05/2022
Page No: 2

04/05/2022 7:00 AM
Ending At
04/05/2022 7:00 PM

Lights
Buses
Single-Unit Trucks
Articulated Trucks
Pedestrians

N. Bates Street [SB]
Out In Total
255 199 454
0 0 0
4 0 4
0 0 0
0 0 0

259 199 458

37 129 33 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 131

37 129 33 0 131
R T L U P

2072
0 5 26 25

2016

O
ut

2018
0 4 26 15

1973

In

4090
0 9 52 40

3989

Total

W
. M

aple R
oad  [W

B]

R 111 0 0 3 0 108

T
1905

0 4 23 15
1863

L 2 0 0 0 0 2

U 0 0 0 0 0 0

P 132
132 0 0 0 0

182 286 468
0 1 1
0 1 1
0 0 0
0 0 0

182 288 470
Out In Total
S. Bates Street [NB]

U L T R P
0 71 145 70 0
0 0 0 1 0
0 0 1 0 0
0 0 0 0 0
0 0 0 0 96
0 71 146 71 96

W
. M

ap
le

 R
oa

d 
[E

B] To
ta

l

39
37 39 49 9 0

40
34

In

19
66 24 26 5 0

20
21

O
ut

19
71 15 23 4 0

20
13

0 0 0 0 0 0 U

2 0 0 0 0 2 L

19
13 24 26 5 0

19
68 T

51 0 0 0 0 51 R

0 0 0 0 54 54 P

Turning Movement Data Plot
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Project: Birmingham Traffic
Impact Study
Corridor: W. Maple Road
Weather: Sunny, Pt. Cldy.
Temp 50's
Video VCU ID#: SCU8EU
SE & SCU4SY SE

TTraffic Data Collection, LLC
7504 Sawgrass Drive
www.tdccounts.com

Washington, Michigan, United States  48094
Ph. (586) 786-5407

Reliable Traffic Data

Count Name: TMC_1 Maple
& Bates_4-5-2022
Site Code: TMC_01
Traffic Data Collection,
LLC
Start Date: 04/05/2022
Page No: 3

Turning Movement Peak Hour Data (8:00 AM)

Start
Time

N. Bates Street W. Maple Road S. Bates Street W. Maple Road
Southbound Westbound Northbound Eastbound

Righ
t

Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l

Int.
Tota

l
8:00 AM 0 0 2 1 0 7 3 5 0 93 0 0 4 98 1 2 10 1 0 4 14 5 0 105 0 0 2 110 225
8:15 AM 1 2 6 1 0 6 10 3 1 83 0 0 0 87 1 0 6 2 0 1 9 1 0 129 0 0 3 130 236
8:30 AM 2 1 9 3 0 3 15 1 0 99 0 0 1 100 1 2 12 2 0 5 17 0 0 97 0 0 1 97 229
8:45 AM 2 1 7 0 0 8 10 6 0 88 0 0 4 94 4 1 8 2 0 8 15 2 1 115 0 0 5 118 237

Total 5 4 24 5 0 24 38 15 1 363 0 0 9 379 7 5 36 7 0 18 55 8 1 446 0 0 11 455 927
Approach

% 13.2 10.5 63.2 13.2 0.0 - - 4.0 0.3 95.8 0.0 0.0 - - 12.7 9.1 65.5 12.7 0.0 - - 1.8 0.2 98.0 0.0 0.0 - - -

Total % 0.5 0.4 2.6 0.5 0.0 - 4.1 1.6 0.1 39.2 0.0 0.0 - 40.9 0.8 0.5 3.9 0.8 0.0 - 5.9 0.9 0.1 48.1 0.0 0.0 - 49.1 -

PHF 0.62
5 0.500 0.667 0.417 0.000 - 0.633 0.625 0.250 0.917 0.000 0.000 - 0.948 0.438 0.625 0.750 0.875 0.000 - 0.809 0.400 0.250 0.864 0.000 0.000 - 0.875 0.978

Lights 5 4 24 5 0 - 38 14 0 348 0 0 - 362 7 5 35 7 0 - 54 8 1 431 0 0 - 440 894

% Lights 100.
0 100.0 100.0 100.0 - - 100.0 93.3 0.0 95.9 - - - 95.5 100.0 100.0 97.2 100.0 - - 98.2 100.0 100.0 96.6 - - - 96.7 96.4

Buses 0 0 0 0 0 - 0 0 0 5 0 0 - 5 0 0 0 0 0 - 0 0 0 7 0 0 - 7 12
% Buses 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 1.4 - - - 1.3 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 1.6 - - - 1.5 1.3

Single-Unit
Trucks 0 0 0 0 0 - 0 1 1 9 0 0 - 11 0 0 1 0 0 - 1 0 0 8 0 0 - 8 20

% Single-
Unit

Trucks
0.0 0.0 0.0 0.0 - - 0.0 6.7 100.0 2.5 - - - 2.9 0.0 0.0 2.8 0.0 - - 1.8 0.0 0.0 1.8 - - - 1.8 2.2

Articulated
Trucks 0 0 0 0 0 - 0 0 0 1 0 0 - 1 0 0 0 0 0 - 0 0 0 0 0 0 - 0 1

%
Articulated

Trucks
0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.3 - - - 0.3 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.0 - - - 0.0 0.1

Pedestrian
s - - - - - 24 - - - - - - 9 - - - - - - 18 - - - - - - 11 - -

%
Pedestrian

s
- - - - - 100.0 - - - - - - 100.0 - - - - - - 100.0 - - - - - - 100.0 - -
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Project: Birmingham Traffic
Impact Study
Corridor: W. Maple Road
Weather: Sunny, Pt. Cldy.
Temp 50's
Video VCU ID#: SCU8EU
SE & SCU4SY SE

TTraffic Data Collection, LLC
7504 Sawgrass Drive
www.tdccounts.com

Washington, Michigan, United States  48094
Ph. (586) 786-5407

Reliable Traffic Data

Count Name: TMC_1 Maple
& Bates_4-5-2022
Site Code: TMC_01
Traffic Data Collection,
LLC
Start Date: 04/05/2022
Page No: 4

Peak Hour Data

04/05/2022 8:00 AM
Ending At
04/05/2022 9:00 AM

Lights
Buses
Single-Unit Trucks
Articulated Trucks
Pedestrians

N. Bates Street [SB]
Out In Total
49 38 87
0 0 0
3 0 3
0 0 0
0 0 0
52 38 90

9 24 5 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 24
9 24 5 0 24
R T L U P

463 0 0 8 7 448

O
ut

379 0 1 11 5 362

In

842 0 1 19 12

810

Total

W
. M

aple R
oad  [W

B]

R 16 0 0 2 0 14

T 363 0 1 9 5 348

L 0 0 0 0 0 0

U 0 0 0 0 0 0

P 9 9 0 0 0 0

33 54 87
0 0 0
0 1 1
0 0 0
0 0 0
33 55 88
Out In Total
S. Bates Street [NB]

U L T R P
0 7 35 12 0
0 0 0 0 0
0 0 1 0 0
0 0 0 0 0
0 0 0 0 18
0 7 36 12 18

W
. M

ap
le

 R
oa

d 
[E

B] To
ta

l

80
4

12 17 1 0 83
4

In 44
0 7 8 0 0 45
5

O
ut

36
4 5 9 1 0 37
9

0 0 0 0 0 0 U

0 0 0 0 0 0 L

43
1 7 8 0 0 44
6 T

9 0 0 0 0 9 R

0 0 0 0 11 11 P

Turning Movement Peak Hour Data Plot (8:00 AM)
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Project: Birmingham Traffic
Impact Study
Corridor: W. Maple Road
Weather: Sunny, Pt. Cldy.
Temp 50's
Video VCU ID#: SCU8EU
SE & SCU4SY SE

TTraffic Data Collection, LLC
7504 Sawgrass Drive
www.tdccounts.com

Washington, Michigan, United States  48094
Ph. (586) 786-5407

Reliable Traffic Data

Count Name: TMC_1 Maple
& Bates_4-5-2022
Site Code: TMC_01
Traffic Data Collection,
LLC
Start Date: 04/05/2022
Page No: 5

Turning Movement Peak Hour Data (4:45 PM)

Start
Time

N. Bates Street W. Maple Road S. Bates Street W. Maple Road
Southbound Westbound Northbound Eastbound

Righ
t

Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l
Righ

t
Righ
t on
Red

Thru Left U-
Turn

Ped
s

App.
Tota

l

Int.
Tota

l
4:45 PM 1 0 5 1 0 15 7 6 0 115 0 0 7 121 2 1 16 4 0 9 23 3 1 108 0 0 4 112 263
5:00 PM 4 2 8 2 0 6 16 11 1 97 0 0 9 109 7 0 6 7 0 12 20 3 0 109 0 0 4 112 257
5:15 PM 0 3 6 1 0 10 10 4 0 129 0 0 6 133 5 0 17 7 0 8 29 4 0 114 1 0 3 119 291
5:30 PM 0 1 3 1 0 10 5 4 0 105 0 0 10 109 3 0 7 8 0 4 18 7 1 101 0 0 4 109 241

Total 5 6 22 5 0 41 38 25 1 446 0 0 32 472 17 1 46 26 0 33 90 17 2 432 1 0 15 452 1052

Approach
% 13.2 15.8 57.9 13.2 0.0 - - 5.3 0.2 94.5 0.0 0.0 - - 18.9 1.1 51.1 28.9 0.0 - - 3.8 0.4 95.6 0.2 0.0 - - -

Total % 0.5 0.6 2.1 0.5 0.0 - 3.6 2.4 0.1 42.4 0.0 0.0 - 44.9 1.6 0.1 4.4 2.5 0.0 - 8.6 1.6 0.2 41.1 0.1 0.0 - 43.0 -

PHF 0.31
3 0.500 0.688 0.625 0.000 - 0.594 0.568 0.250 0.864 0.000 0.000 - 0.887 0.607 0.250 0.676 0.813 0.000 - 0.776 0.607 0.500 0.947 0.250 0.000 - 0.950 0.904

Lights 5 6 22 5 0 - 38 25 1 443 0 0 - 469 17 1 46 26 0 - 90 17 2 422 1 0 - 442 1039

% Lights 100.
0 100.0 100.0 100.0 - - 100.0 100.0 100.0 99.3 - - - 99.4 100.0 100.0 100.0 100.0 - - 100.0 100.0 100.0 97.7 100.0 - - 97.8 98.8

Buses 0 0 0 0 0 - 0 0 0 1 0 0 - 1 0 0 0 0 0 - 0 0 0 4 0 0 - 4 5
% Buses 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.2 - - - 0.2 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.9 0.0 - - 0.9 0.5

Single-Unit
Trucks 0 0 0 0 0 - 0 0 0 2 0 0 - 2 0 0 0 0 0 - 0 0 0 5 0 0 - 5 7

% Single-
Unit

Trucks
0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.4 - - - 0.4 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 1.2 0.0 - - 1.1 0.7

Articulated
Trucks 0 0 0 0 0 - 0 0 0 0 0 0 - 0 0 0 0 0 0 - 0 0 0 1 0 0 - 1 1

%
Articulated

Trucks
0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.0 - - - 0.0 0.0 0.0 0.0 0.0 - - 0.0 0.0 0.0 0.2 0.0 - - 0.2 0.1

Pedestrian
s - - - - - 41 - - - - - - 32 - - - - - - 33 - - - - - - 15 - -

%
Pedestrian

s
- - - - - 100.0 - - - - - - 100.0 - - - - - - 100.0 - - - - - - 100.0 - -
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Project: Birmingham Traffic
Impact Study
Corridor: W. Maple Road
Weather: Sunny, Pt. Cldy.
Temp 50's
Video VCU ID#: SCU8EU
SE & SCU4SY SE

TTraffic Data Collection, LLC
7504 Sawgrass Drive
www.tdccounts.com

Washington, Michigan, United States  48094
Ph. (586) 786-5407

Reliable Traffic Data

Count Name: TMC_1 Maple
& Bates_4-5-2022
Site Code: TMC_01
Traffic Data Collection,
LLC
Start Date: 04/05/2022
Page No: 6

Peak Hour Data

04/05/2022 4:45 PM
Ending At
04/05/2022 5:45 PM

Lights
Buses
Single-Unit Trucks
Articulated Trucks
Pedestrians

N. Bates Street [SB]
Out In Total
73 38 111
0 0 0
0 0 0
0 0 0
0 0 0
73 38 111

11 22 5 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 41

11 22 5 0 41
R T L U P

455 0 1 5 4 445

O
ut

472 0 0 2 1 469

In

927 0 1 7 5 914

Total

W
. M

aple R
oad  [W

B]

R 26 0 0 0 0 26

T 446 0 0 2 1 443

L 0 0 0 0 0 0

U 0 0 0 0 0 0

P 32 32 0 0 0 0

41 90 131
0 0 0
0 0 0
0 0 0
0 0 0
41 90 131
Out In Total
S. Bates Street [NB]

U L T R P
0 26 46 18 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 0
0 0 0 0 33
0 26 46 18 33

W
. M

ap
le

 R
oa

d 
[E

B] To
ta

l

92
2 5 7 1 0 93
5

In 44
2 4 5 1 0 45
2

O
ut

48
0 1 2 0 0 48
3

0 0 0 0 0 0 U

1 0 0 0 0 1 L

42
2 4 5 1 0 43
2 T

19 0 0 0 0 19 R

0 0 0 0 15 15 P

Turning Movement Peak Hour Data Plot (4:45 PM)
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3/11/22, 8:39 AM Transportation Data Management System

https://mdot.public.ms2soft.com/tcds/tsearch.asp?loc=Mdot&mod=TCDS 1/1

LOCATION INFO
Location ID 63-5825

Type SPOT
Fnct'l Class 3
Located On MAPLE RD

Direction 2-WAY
County Oakland

Community BIRMINGHAM
MPO ID 40720

HPMS ID
Agency MDOT

COUNT DATA INFO
Count Status Accepted

Start Date Tue 8/20/2019
End Date Wed 8/21/2019

Start Time 12:00:00 PM
End Time 12:00:00 PM
Direction 2-WAY

Notes
Station 63-5825

Study
Speed Limit
Description

Sensor Type Tube Class
Source TcdsBinToVol

Latitude,Longitude

INTERVAL:15-MIN

Time
15-min Interval Hourly

Count1st 2nd 3rd 4th
0:00-1:00 19 7 17 9 52
1:00-2:00 11 8 4 8 31
2:00-3:00 10 7 1 4 22
3:00-4:00 3 9 5 4 21
4:00-5:00 4 9 13 17 43
5:00-6:00 41 36 49 59 185
6:00-7:00 104 142 158 193 597
7:00-8:00 289 305 352 344 1,290
8:00-9:00 315 359 383 268 1,325

9:00-10:00 248 220 299 252 1,019
10:00-11:00 288 287 261 299 1,135

11:00-12:00 281 280 314 296 1,171
12:00-13:00 302 274 321 282 1,179

13:00-14:00 291 311 291 300 1,193
14:00-15:00 291 319 310 314 1,234
15:00-16:00 343 282 351 338 1,314
16:00-17:00 325 383 353 387 1,448
17:00-18:00 451 361 368 356 1,536
18:00-19:00 329 334 316 248 1,227
19:00-20:00 277 253 213 231 974
20:00-21:00 232 177 183 166 758
21:00-22:00 143 137 103 85 468
22:00-23:00 84 71 53 52 260
23:00-24:00 44 35 35 26 140

Total  18,622 
AADT  18,622

AM Peak 07:45-08:45
1,401

PM Peak 16:15-17:15
1,574

 Transportation Data Management
System

Volume Count Report
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3/11/22, 8:41 AM Transportation Data Management System

https://mdot.public.ms2soft.com/tcds/tsearch.asp?loc=Mdot&mod=TCDS 1/1

LOCATION INFO
Location ID 63-5825_EB

Type SPOT
Fnct'l Class 3
Located On MAPLE RD

Direction EB
County Oakland

Community BIRMINGHAM
MPO ID 40718

HPMS ID
Agency MDOT

COUNT DATA INFO
Count Status Accepted

Start Date Tue 8/20/2019
End Date Wed 8/21/2019

Start Time 12:00:00 PM
End Time 12:00:00 PM
Direction EB

Notes
Station 63-5825

Study
Speed Limit
Description

Sensor Type Tube Class
Source TcdsBinToVol

Latitude,Longitude

INTERVAL:15-MIN

Time
15-min Interval Hourly

Count1st 2nd 3rd 4th
0:00-1:00 6 5 6 3 20
1:00-2:00 5 3 2 3 13
2:00-3:00 7 2 1 3 13
3:00-4:00 0 4 3 1 8
4:00-5:00 1 4 4 6 15
5:00-6:00 23 20 24 29 96
6:00-7:00 46 63 75 90 274
7:00-8:00 137 169 193 203 702
8:00-9:00 182 209 226 109 726

9:00-10:00 103 88 174 133 498
10:00-11:00 150 162 138 161 611

11:00-12:00 152 148 141 155 596
12:00-13:00 157 126 170 145 598

13:00-14:00 133 156 140 152 581
14:00-15:00 131 149 158 144 582
15:00-16:00 147 127 169 148 591
16:00-17:00 146 155 146 156 603
17:00-18:00 185 142 174 172 673
18:00-19:00 152 161 154 112 579
19:00-20:00 125 116 103 104 448
20:00-21:00 96 66 73 66 301
21:00-22:00 58 52 41 24 175
22:00-23:00 34 33 21 14 102
23:00-24:00 11 15 15 13 54

Total  8,859 

AM Peak 07:45-08:45
820

PM Peak 17:00-18:00
673

 Transportation Data Management
System

Volume Count Report
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3/11/22, 8:41 AM Transportation Data Management System

https://mdot.public.ms2soft.com/tcds/tsearch.asp?loc=Mdot&mod=TCDS 1/1

LOCATION INFO
Location ID 63-5825_WB

Type SPOT
Fnct'l Class 3
Located On MAPLE RD

Direction WB
County Oakland

Community BIRMINGHAM
MPO ID 40719

HPMS ID
Agency MDOT

COUNT DATA INFO
Count Status Accepted

Start Date Tue 8/20/2019
End Date Wed 8/21/2019

Start Time 12:00:00 PM
End Time 12:00:00 PM
Direction WB

Notes
Station 63-5825

Study
Speed Limit
Description

Sensor Type Tube Class
Source TcdsBinToVol

Latitude,Longitude

INTERVAL:15-MIN

Time
15-min Interval Hourly

Count1st 2nd 3rd 4th
0:00-1:00 13 2 11 6 32
1:00-2:00 6 5 2 5 18
2:00-3:00 3 5 0 1 9
3:00-4:00 3 5 2 3 13
4:00-5:00 3 5 9 11 28
5:00-6:00 18 16 25 30 89
6:00-7:00 58 79 83 103 323
7:00-8:00 152 136 159 141 588
8:00-9:00 133 150 157 159 599

9:00-10:00 145 132 125 119 521
10:00-11:00 138 125 123 138 524

11:00-12:00 129 132 173 141 575
12:00-13:00 145 148 151 137 581

13:00-14:00 158 155 151 148 612
14:00-15:00 160 170 152 170 652
15:00-16:00 196 155 182 190 723
16:00-17:00 179 228 207 231 845
17:00-18:00 266 219 194 184 863
18:00-19:00 177 173 162 136 648
19:00-20:00 152 137 110 127 526
20:00-21:00 136 111 110 100 457
21:00-22:00 85 85 62 61 293
22:00-23:00 50 38 32 38 158
23:00-24:00 33 20 20 13 86

Total  9,763 

AM Peak 08:15-09:15
611

PM Peak 16:15-17:15
932

 Transportation Data Management
System

Volume Count Report
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Project Name: Organization:
Project Location: Performed By:

Scenario Description: Date:
Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs1 Quantity Units Total Entering Exiting
Office 710 SF 19,200 43 38 5
Retail 822 SF 2,450 12 7 5
Restaurant 0
Cinema/Entertainment 0
Residential 221 Units 6 2 0 2
Hotel 0
All Other Land Uses2 0

57 45 12

Veh. Occ.4 % Transit % Non-Motorized Veh. Occ.4 % Transit % Non-Motorized
Office
Retail
Restaurant
Cinema/Entertainment
Residential
Hotel
All Other Land Uses2

Office Retail Restaurant Residential Hotel
Office
Retail
Restaurant
Cinema/Entertainment
Residential
Hotel

Office Retail Restaurant Residential Hotel
Office 1 0 0 0
Retail 1 0 0 0
Restaurant 0 0 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 0 0 0 0
Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips
All Person-Trips 57 45 12 Office 3% 20%
Internal Capture Percentage 7% 4% 17% Retail 14% 20%

Restaurant N/A N/A
External Vehicle-Trips5 53 43 10 Cinema/Entertainment N/A N/A
External Transit-Trips6 0 0 0 Residential N/A 0%
External Non-Motorized Trips6 0 0 0 Hotel N/A N/A

320 Martin Street, Birmingham, MI

AM Street Peak Hour

SE&D
NK

4/26/2022
2024

4/26/2022
JC

Weekday Morning Peak Hour

Estimation Tool Developed by the Texas A&M Transportation Institute - Version 2013.1

Table 5-A: Computations Summary Table 6-A: Internal Trip Capture Percentages by Land Use

2Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator.

5Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A.

1Land Use Codes (LUCs) from Trip Generation Manual , published by the Institute of Transportation Engineers.

6Person-Trips
*Indicates computation that has been rounded to the nearest whole number.

3Enter trips assuming no transit or non-motorized trips (as assumed in ITE Trip Generation Manual ).
4Enter vehicle occupancy assumed in Table 1-A vehicle trips.  If vehicle occupancy changes for proposed mixed-use project, manual adjustments must be made 
to Tables 5-A, 9-A (O and D).  Enter transit, non-motorized percentages that will result with proposed mixed-use project complete.

Table 2-A: Mode Split and Vehicle Occupancy Estimates

Table 4-A: Internal Person-Trip Origin-Destination Matrix*
Destination (To)

Origin (From)

Origin (From)
Destination (To)

Cinema/Entertainment

Land Use
Entering Trips Exiting Trips

Table 3-A: Average Land Use Interchange Distances (Feet Walking Distance)

NCHRP 684 Internal Trip Capture Estimation Tool

Table 1-A: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

0
0

Cinema/Entertainment

Development Data (For Information Only )

0
0
0

Estimated Vehicle-Trips3
Land Use

Proposed Mixed-Use Development
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Project Name:
Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*
Office 1.00 38 38 1.00 5 5
Retail 1.00 7 7 1.00 5 5
Restaurant 1.00 0 0 1.00 0 0
Cinema/Entertainment 1.00 0 0 1.00 0 0
Residential 1.00 0 0 1.00 2 2
Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel
Office 1 3 0 0
Retail 1 1 1 0
Restaurant 0 0 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 0 0 0 0
Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel
Office 2 0 0 0
Retail 2 0 0 0
Restaurant 5 1 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 1 1 0 0
Hotel 1 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 1 37 38 37 0 0
Retail 1 6 7 6 0 0
Restaurant 0 0 0 0 0 0
Cinema/Entertainment 0 0 0 0 0 0
Residential 0 0 0 0 0 0
Hotel 0 0 0 0 0 0
All Other Land Uses3 0 0 0 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 1 4 5 4 0 0
Retail 1 4 5 4 0 0
Restaurant 0 0 0 0 0 0
Cinema/Entertainment 0 0 0 0 0 0
Residential 0 2 2 2 0 0
Hotel 0 0 0 0 0 0
All Other Land Uses3 0 0 0 0 0 0

Land Use
Table 7-A (D): Entering Trips

2Person-Trips

Person-Trip Estimates

Proposed Mixed-Use Development
AM Street Peak Hour

Table 9-A (D): Internal and External Trips Summary (Entering Trips)

Table 8-A (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Cinema/Entertainment

Table 7-A: Conversion of Vehicle-Trip Ends to Person-Trip Ends
Table 7-A (O): Exiting Trips

0

0

0

Table 8-A (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

External Trips by Mode*

1Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A

0

*Indicates computation that has been rounded to the nearest whole number.

0
0
0

0
0

Destination (To)
Cinema/Entertainment

0

3Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator

Destination Land Use

Table 9-A (O): Internal and External Trips Summary (Exiting Trips)
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Project Name: Organization:
Project Location: Performed By:

Scenario Description: Date:
Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs1 Quantity Units Total Entering Exiting
Office 710 SF 19,200 45 8 37
Retail 822 SF 2,450 31 16 15
Restaurant 0
Cinema/Entertainment 0
Residential 221 Units 6 4 2 2
Hotel 0
All Other Land Uses2 0

80 26 54

Veh. Occ.4 % Transit % Non-Motorized Veh. Occ.4 % Transit % Non-Motorized
Office
Retail
Restaurant
Cinema/Entertainment
Residential
Hotel
All Other Land Uses2

Office Retail Restaurant Residential Hotel
Office
Retail
Restaurant
Cinema/Entertainment
Residential
Hotel

Office Retail Restaurant Residential Hotel
Office 1 0 0 0
Retail 0 0 1 0
Restaurant 0 0 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 0 1 0 0
Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips
All Person-Trips 80 26 54 Office 0% 3%
Internal Capture Percentage 8% 12% 6% Retail 13% 7%

Restaurant N/A N/A
External Vehicle-Trips5 74 23 51 Cinema/Entertainment N/A N/A
External Transit-Trips6 0 0 0 Residential 50% 50%
External Non-Motorized Trips6 0 0 0 Hotel N/A N/A

1Land Use Codes (LUCs) from Trip Generation Manual , published by the Institute of Transportation Engineers.
2Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator.
3Enter trips assuming no transit or non-motorized trips (as assumed in ITE Trip Generation Manual ).

5Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P.

Table 5-P: Computations Summary Table 6-P: Internal Trip Capture Percentages by Land Use

4Enter vehicle occupancy assumed in Table 1-P vehicle trips.  If vehicle occupancy changes for proposed mixed-use project, manual adjustments must be 

6Person-Trips

0
0

0
0

Table 4-P: Internal Person-Trip Origin-Destination Matrix*

Origin (From)
Destination (To)

Cinema/Entertainment
0

Table 3-P: Average Land Use Interchange Distances (Feet Walking Distance)

Origin (From)
Destination (To)

Cinema/Entertainment

NCHRP 684 Internal Trip Capture Estimation Tool
Proposed Mixed-Use Development SE&D
320 Martin Street, Birmingham, MI NK

*Indicates computation that has been rounded to the nearest whole number.
Estimation Tool Developed by the Texas A&M Transportation Institute - Version 2013.1

Weekday Evening Peak Hour
JC

4/26/2022
2024

PM Street Peak Hour 4/26/2022

Table 1-P: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

Land Use
Development Data (For Information Only ) Estimated Vehicle-Trips3

Table 2-P: Mode Split and Vehicle Occupancy Estimates

Land Use
Entering Trips Exiting Trips
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Project Name:
Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*
Office 1.00 8 8 1.00 37 37
Retail 1.00 16 16 1.00 15 15
Restaurant 1.00 0 0 1.00 0 0
Cinema/Entertainment 1.00 0 0 1.00 0 0
Residential 1.00 2 2 1.00 2 2
Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel
Office 7 1 1 0
Retail 0 4 4 1
Restaurant 0 0 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 0 1 0 0
Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel
Office 1 0 0 0
Retail 2 0 1 0
Restaurant 2 8 0 0
Cinema/Entertainment 0 1 0 0 0
Residential 5 2 0 0
Hotel 0 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 0 8 8 8 0 0
Retail 2 14 16 14 0 0
Restaurant 0 0 0 0 0 0
Cinema/Entertainment 0 0 0 0 0 0
Residential 1 1 2 1 0 0
Hotel 0 0 0 0 0 0
All Other Land Uses3 0 0 0 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 1 36 37 36 0 0
Retail 1 14 15 14 0 0
Restaurant 0 0 0 0 0 0
Cinema/Entertainment 0 0 0 0 0 0
Residential 1 1 2 1 0 0
Hotel 0 0 0 0 0 0
All Other Land Uses3 0 0 0 0 0 0

0

0

0

0

0

3Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator

Table 9-P (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

Person-Trip Estimates External Trips by Mode*

0

Table 8-P (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

2Person-Trips

0
0

Table 9-P (D): Internal and External Trips Summary (Entering Trips)

Destination Land Use

*Indicates computation that has been rounded to the nearest whole number.

Proposed Mixed-Use Development
PM Street Peak Hour

Table 7-P: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Land Use
Table 7-P (D): Entering Trips Table 7-P (O): Exiting Trips

Table 8-P (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Destination (To)
Cinema/Entertainment

Cinema/Entertainment
0
1

1Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P
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Project Name: Organization:
Project Location: Performed By:

Scenario Description: Date:
Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs1 Quantity Units Total Entering Exiting
Office 710 SF 19,200 297 149 148
Retail 822 SF 2,450 358 179 179
Restaurant 0
Cinema/Entertainment 0
Residential 221 Units 6 32 16 16
Hotel 0
All Other Land Uses2 0

687 344 343

Veh. Occ.4 % Transit % Non-Motorized Veh. Occ.4 % Transit % Non-Motorized
Office
Retail
Restaurant
Cinema/Entertainment
Residential
Hotel
All Other Land Uses2

Office Retail Restaurant Residential Hotel
Office
Retail
Restaurant
Cinema/Entertainment
Residential
Hotel

Office Retail Restaurant Residential Hotel
Office 14 0 1 0
Retail 4 0 7 0
Restaurant 0 0 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 1 7 0 0
Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips
All Person-Trips 687 344 343 Office 3% 10%
Internal Capture Percentage 10% 10% 10% Retail 12% 6%

Restaurant N/A N/A
External Vehicle-Trips5 619 310 309 Cinema/Entertainment N/A N/A
External Transit-Trips6 0 0 0 Residential 50% 50%
External Non-Motorized Trips6 0 0 0 Hotel N/A N/A

1Land Use Codes (LUCs) from Trip Generation Manual , published by the Institute of Transportation Engineers.
2Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator.
3Enter trips assuming no transit or non-motorized trips (as assumed in ITE Trip Generation Manual ).

5Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P.

Table 5-D: Computations Summary Table 6-D: Internal Trip Capture Percentages by Land Use

4Enter vehicle occupancy assumed in Table 1-P vehicle trips.  If vehicle occupancy changes for proposed mixed-use project, manual adjustments must be 

6Person-Trips

0
0

0
0

Table 4-D: Internal Person-Trip Origin-Destination Matrix*

Origin (From)
Destination (To)

Cinema/Entertainment
0

Table 3-D: Average Land Use Interchange Distances (Feet Walking Distance)

Origin (From)
Destination (To)

Cinema/Entertainment

NCHRP 684 Internal Trip Capture Estimation Tool
Proposed Mixed-Use Development SE&D
320 Martin Street, Birmingham, MI NK

*Indicates computation that has been rounded to the nearest whole number.
Estimation Tool Developed by the Texas A&M Transportation Institute - Version 2013.1

Daily
JC

4/26/2022
2024
Daily 4/26/2022

Table 1-D: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

Land Use
Development Data (For Information Only ) Estimated Vehicle-Trips3

Table 2-D: Mode Split and Vehicle Occupancy Estimates

Land Use
Entering Trips Exiting Trips
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Project Name:
Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*
Office 1.00 149 149 1.00 148 148
Retail 1.00 179 179 1.00 179 179
Restaurant 1.00 0 0 1.00 0 0
Cinema/Entertainment 1.00 0 0 1.00 0 0
Residential 1.00 16 16 1.00 16 16
Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel
Office 30 6 3 0
Retail 4 52 47 9
Restaurant 0 0 0 0
Cinema/Entertainment 0 0 0 0 0
Residential 1 7 3 0
Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel
Office 14 0 1 0
Retail 46 0 7 0
Restaurant 45 90 3 0
Cinema/Entertainment 9 7 0 1 0
Residential 85 18 0 0
Hotel 0 4 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 5 144 149 144 0 0
Retail 21 158 179 158 0 0
Restaurant 0 0 0 0 0 0
Cinema/Entertainment 0 0 0 0 0 0
Residential 8 8 16 8 0 0
Hotel 0 0 0 0 0 0
All Other Land Uses3 0 0 0 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 15 133 148 133 0 0
Retail 11 168 179 168 0 0
Restaurant 0 0 0 0 0 0
Cinema/Entertainment 0 0 0 0 0 0
Residential 8 8 16 8 0 0
Hotel 0 0 0 0 0 0
All Other Land Uses3 0 0 0 0 0 0

0

0

0

0

0

3Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator

Table 9-D (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

Person-Trip Estimates External Trips by Mode*

0

Table 8-D (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

2Person-Trips

0
0

Table 9-D (D): Internal and External Trips Summary (Entering Trips)

Destination Land Use

*Indicates computation that has been rounded to the nearest whole number.

Proposed Mixed-Use Development
Daily

Table 7-D: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Land Use
Table 7-D (D): Entering Trips Table 7-D (O): Exiting Trips

Table 8-D (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Destination (To)
Cinema/Entertainment

Cinema/Entertainment
0
7

1Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P
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AM Peak Hour PM Peak Hour
To Office 0.0% 0.0%
To Retail 28.0% 20.0%
To Restaurant 63.0% 4.0%
To Cinema/Entertainment 0.0% 0.0%
To Residential 1.0% 2.0%
To Hotel 0.0% 0.0%
To Office 29.0% 2.0%
To Retail 20.0% 20.0%
To Restaurant 13.0% 29.0%
To Cinema/Entertainment 0.0% 4.0%
To Residential 14.0% 26.0%
To Hotel 0.0% 5.0%
To Office 31.0% 3.0%
To Retail 14.0% 41.0%
To Restaurant 0.0% 0.0%
To Cinema/Entertainment 0.0% 8.0%
To Residential 4.0% 18.0%
To Hotel 3.0% 7.0%
To Office 0.0% 2.0%
To Retail 0.0% 21.0%
To Restaurant 0.0% 31.0%
To Cinema/Entertainment 0.0% 0.0%
To Residential 0.0% 8.0%
To Hotel 0.0% 2.0%
To Office 2.0% 4.0%
To Retail 1.0% 42.0%
To Restaurant 20.0% 21.0%
To Cinema/Entertainment 0.0% 0.0%
To Residential 0.0% 0.0%
To Hotel 0.0% 3.0%
To Office 75.0% 0.0%
To Retail 14.0% 16.0%
To Restaurant 9.0% 68.0%
To Cinema/Entertainment 0.0% 0.0%
To Residential 0.0% 2.0%
To Hotel 0.0% 0.0%

From HOTEL

From CINEMA/ENTERTAINMENT

From RESIDENTIAL

From OFFICE

From RETAIL

From RESTAURANT

Land Use Pairs

Table 7.1a Adjusted Internal Trip Capture Rates for Trip Origins within a Multi-Use Development
Weekday
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AM Peak Hour PM Peak Hour
From Office 0.0% 0.0%
From Retail 4.0% 31.0%
From Restaurant 14.0% 30.0%
From Cinema/Entertainment 0.0% 6.0%
From Residential 3.0% 57.0%
From Hotel 3.0% 0.0%
From Office 32.0% 8.0%
From Retail 20.0% 20.0%
From Restaurant 8.0% 50.0%
From Cinema/Entertainment 0.0% 4.0%
From Residential 17.0% 10.0%
From Hotel 4.0% 2.0%
From Office 23.0% 2.0%
From Retail 50.0% 29.0%
From Restaurant 0.0% 0.0%
From Cinema/Entertainment 0.0% 3.0%
From Residential 20.0% 14.0%
From Hotel 6.0% 5.0%
From Office 0.0% 1.0%
From Retail 0.0% 26.0%
From Restaurant 0.0% 32.0%
From Cinema/Entertainment 0.0% 0.0%
From Residential 0.0% 0.0%
From Hotel 0.0% 0.0%
From Office 0.0% 4.0%
From Retail 2.0% 46.0%
From Restaurant 5.0% 16.0%
From Cinema/Entertainment 0.0% 4.0%
From Residential 0.0% 0.0%
From Hotel 0.0% 0.0%
From Office 0.0% 0.0%
From Retail 0.0% 17.0%
From Restaurant 4.0% 71.0%
From Cinema/Entertainment 0.0% 1.0%
From Residential 0.0% 12.0%
From Hotel 0.0% 0.0%

Table 7.2a Adjusted Internal Trip Capture Rates for Trip Destinations within a Multi-Use Develo

To HOTEL

Land Use Pairs Weekday

To OFFICE

To RETAIL

To RESTAURANT

To CINEMA/ENTERTAINMENT

To RESIDENTIAL
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   November 25, 2013 

 
Page 47 

 

FIGURE 3.1E  OVERVIEW OF PROPOSED MULTI-MODAL NETWORK 

 
 
  Web Survey Results: 

 About 72% of respondents would walk to work and/or do errands if there was a system 
of sidewalks, pathways, crosswalks, bike lanes, etc.  

 Around 84% of respondents feel that a complete network for bicycle facilities such as 
bike lanes, signed routes and trails are very important or somewhat important to 
making future bicycling trips actually happen 
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4/27/22, 2:25 PM Community Profiles

https://semcog.org/community-profiles/communities/2030#Transportation 6/8

Past Pavement Conditions

2007
Current Pavement Conditions

2018 - 2019

Residence One Year Ago *

* This table represents persons, age 1 and over, living in City of Birmingham from 2015-2019. The table does not represent person who moved out of City of Birmingham from 2015-2019.

Source: U.S. Census Bureau, 2015-2019 American Community Survey 5-Year Estimates

Transportation

Miles of public road (including boundary roads): 90 
Source: Michigan Geographic Framework

Pavement Condition (in Lane Miles)

Note: Poor pavements are generally in need of rehabilitation or full reconstruction to return to good condition. Fair pavements are in need of capital preventive maintenance to avoid deteriorating to the poor
classification. Good pavements generally receive only routine maintenance, such as street sweeping and snow removal, until they deteriorate to the fair condition. 
Source: SEMCOG

Bridge Status

Bridge Status 2008 2008 (%) 2009 2009 (%) 2010 2010 (%) Percent Point Chg 2008-2010

Open 8 88.9% 6 66.7% 6 85.7% -3.2%

Open with Restrictions 1 11.1% 3 33.3% 1 14.3% 3.2%

Closed* 0 0% 0 0% 0 0% 0%

Total Bridges 9 100.0% 9 100.0% 7 100.0% 0.0%

Deficient Bridges 1 11.1% 3 33.3% 1 14.3% 3.2%

* Bridges may be closed because of new construction or failed condition. 
Note: A bridge is considered deficient if it is structurally deficient (in poor shape and unable to carry the load for which it was designed) or functionally obsolete (in good physical condition but unable to
support current or future demands, for example, being too narrow to accommodate truck traffic). 
Source: Michigan Structure Inventory and Appraisal Database 
Detailed Intersection & Road Data

* Resident workers age 16 and over

Transportation to Work

Transportation to Work ACS 2010 % of Total (ACS 2010) ACS 2019 % of Total (ACS 2019) % Point Chg 2010-2019

Drove alone 8,798 87.5% 9,064 83.3% -4.2%

Carpooled or vanpooled 345 3.4% 432 4% 0.6%

Public transportation 20 0.2% 18 0.2% 0%

Walked 256 2.5% 180 1.7% -0.8%

Biked 11 0.1% 26 0.2% 0.1%

Other Means 57 0.6% 57 0.5% -0.1%

Worked at home 568 5.6% 1,102 10.1% 4.5%

Resident workers age 16 and over 10,055 100.0% 10,879 100.0% 0.0%

Source: U.S. Census Bureau, 2006-2010 and 2015-2019 American Community Survey 5-Year Estimates

Same House
Different House, Same County

Different County in Michigan

Different State
Abroad

0

20

40

60

80

86%

7%
2% 2% 2%

Poor 13%

Fair 35%
Good 53% Poor 56%

Fair 14%

Good 30%

Drove alone

Carpooled or vanpooled

Public transportation

Walked
Biked

Other Means

Worked at home

0

20

40

60

80

83%

4% 0% 2% 0% 1%
10%

Transportation to Work, 2019*
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33Chapter 5: Person Trips

5 Person Trips

5.1 Background

Most data presented in the Trip Generation Manual data volumes are vehicle-based and have been 
collected at low-density, single-use, suburban developments with little or no transit service, limited 
bicycle access, and little or no convenient pedestrian access. These sites are called baseline sites 
because they are the starting points for vehicle trip generation estimation. 

As described earlier in Chapter 3, the analyst needs to adjust baseline vehicle trip generation 
estimates to correctly estimate trip generation for a site

 ● Surrounded by compact urban development (an infill site);
 ● Consisting of a mix of complementary land uses (mixed-use development);
 ● Served by public or corporate transit, in particular if designed specifically to capitalize on transit 
access to the site (transit-friendly development);

 ● That attracts walking and bicycling trips with the quality and connectivity of supporting 
networks (a site in an urban core area; a site near school or senior center);

 ● That prices on-site parking or that requires patrons to use off-site priced parking; and
 ● In an area with high vehicle occupancy as a result of an areawide transportation demand 
management program or preferential treatment for ridesharing.

Adjustments are necessary because trips to sites with these characteristics (termed multimodal 
sites in this Handbook) often have different mode shares and vehicle occupancy than the baseline 
sites. Applying baseline vehicle trip generation to a multimodal site without adjustment may result in 
an overestimate of vehicle trips for that site. To adjust for differences in vehicle occupancy and use of 
pedestrian, bicycle, and transit modes, a trip generation estimate needs to account for each person 
traveling to and from a site rather than just the number of vehicles entering and exiting the site.

This chapter demonstrates how to estimate person trips for both baseline and study sites. This 
chapter is compatible and complementary with guidance presented in Chapters 6 through 8 for 
multimodal sites.

Trip Generation Manual, 10th Edition is expected to contain data for both person trips and vehicle 
trips. The guidance presented in this chapter can be adapted to also apply to the estimation of 
person trips.

5.2 Assumptions

The following three assumptions form the basis for the use of person trips (and their relationship to 
vehicle trips) in the development of trip generation estimates. These assumptions are by necessity 
simplistic and, therefore, are not expected to produce numerically exact results. Nevertheless, these 
assumptions are both necessary for the trip estimation approaches recommended in Chapters 6 
through 8 and appropriate given the limited extent of a national person trip database.
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First, the quantity of person trips generated by a particular land use and unit of development is 
assumed to be the same regardless of its context. This means that, on average, the amount of 
activity for a given quantity of a particular land use is consistent. For example, for a 60,000 square ft. 
office building, the number of person trips generated during the weekday AM street peak hour does 
not substantially vary because of its location. This assumption is already basic to the estimation of 
site trip generation since it supports the use of average rates from baseline sites.

Second, mode shares and vehicle occupancy are assumed to be the same at all sites with a specific 
land use code (LUC) in the same land use and transportation system context and in the same 
(localized) area. This assumption is based on the idea that, on average, people respond in the same 
way to similar conditions. It means, for example, that two adjacent general office buildings with the 
same mix of tenants, same transit service, same pedestrian and bicycle accessibility, same parking 
pricing, and same employee and visitor residence and service areas will have the same mode 
shares and vehicle occupancy for trips generated.

Third, ITE baseline vehicle trip generation data are assumed to reflect inherent mode share 
percentages and vehicle occupancy. Therefore, for typical baseline development (that generally 
has no or infrequent transit service, free parking, no rideshare program, and no special pedestrian 
and bicycle facilities or amenities), the mode shares and vehicle occupancy are relatively consistent 
across the baseline database.

5.3 General Approach for Estimating Multimodal Site Person Trips

The basic approach presented in this Handbook for estimating mode shares and vehicle occupancy 
for a study site is to adapt baseline vehicle trip generation data using appropriate mode share and 
vehicle occupancy data. This approach enables the analyst to make use of the entire Trip Generation 
Manual database as a source for baseline vehicle trip generation characteristics. As the national 
and local databases begin to include person trip data based on actual site counts, a more direct 
calculation (rather than an adjustment to baseline data) may eventually be possible.

The general approach takes the following steps:

1. Estimate baseline vehicle trips generated for the study site using data from Trip Generation 
Manual or other acceptable source with data representing baseline conditions. Use the 
procedures presented in Chapters 3 and 4 to guide development of the estimate.

2. Convert baseline vehicle trips to baseline person trips using baseline mode shares and 
vehicle occupancy. The conversion process is covered in sections 5.4 and 5.5 of this chapter.

3. Determine applicable mode shares and vehicle occupancy representing conditions 
associated with the characteristics of the study site and its surrounding context. Section 5.5 of 
this chapter presents a general overview of available methods for determining study site mode 
shares and vehicle occupancy. Chapters 6, 7, and 8 provide detailed and specific tools for 
making these adjustments.

4. Calculate the estimated person trips by mode for the study site using the applicable study site 
mode shares and vehicle occupancy.
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5. Convert the adjusted person trips to adjusted vehicle trips (using the equations in section 5.4 
of this chapter).

As is described in section 5.5, the availability of potential sources of baseline and proxy site data can 
affect the final approach taken to estimate study site person trips and vehicle trips.

5.4 Conversion Between Vehicle Trips and Person Trips

The general approach for estimating multimodal site person trips and vehicle trips (presented in 
section 5.3 of this chapter) requires the conversion between vehicle trips and person trips. The 
formula for conversion from vehicle trips to person trips is

person trips = [(vehicle occupancy) * (vehicle trips)] + transit trips + walk trips + bike trips

TP = (TV  *  VO) + TT + TW + TB

where

TP = person trips

TV = vehicle trips

VO = vehicle occupancy

TT = transit trips

TW = walk trips

TB = bicycle trips

The conversion of study site person trips to study site vehicle trips (after the analyst makes 
changes to mode share and vehicle occupancy using the recommended procedures presented in 
Chapters 6 through 8) uses the following equation:

vehicle trips = 
 [(person trips) * (percent person trips in vehicles)]

vehicle occupancy

TV = [TP – (TT + TW + TB )] / VO

where

TV = vehicle trips

TP = person trips

TT = transit trips

TW = walk trips

TB = bicycle trips

VO = vehicle occupancy
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If the percentage of all person trips that are in a vehicle (or 100 percent minus the combined 
percentage of non-vehicle trips) is known,

vehicle trips =
 [(person trips) * (percent person trips in vehicles)]

vehicle occupancy

TV = (TP * PCTV) / VO

where

TV = vehicle trips

TP = person trips

PCTV = percent person trips in vehicles

VO = vehicle occupancy

The following formula combines proxy site mode shares and vehicle occupancy data with estimated 
baseline person trips in the above formula to produce study site vehicle trips:

study site vehicle trips =
 [(baseline person trips) * (% person trips in vehicles at proxy site)]

proxy site vehicle occupancy

TV-SS = (TP * PCTV-PS ) / VOPS

where

TV-SS = study site vehicle trips

TP = person trips

PCTV-PS = percent person trips in vehicles at proxy site

VOPS = vehicle occupancy at proxy site

5.5 Study Site and Baseline Mode Shares and Vehicle Occupancy

5.5.1 Selection of Method Based on Data Sufficiency

Table 5.1 lists the available methods for estimating study site and baseline mode shares and vehicle 
occupancy. Some methods may not be available for a study site due to a lack of sufficient data. 
The methods are presented in the table in descending order of preference based on their assumed 
reliability and ease of application.

“Data sufficiency” is used as a qualifying factor in the assessment of the methods in the table. The 
overall recommendation is to use data from an established trip generation resource (such as the 
Trip Generation Manual data volumes or tables in the Handbook chapters or appendices) if the 
data are sufficient to represent the study site characteristics. Sufficient data have three qualities:
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HCM Signalized Intersection Capacity Analysis 2022 Existing Condition
1: Bates Street & Maple Road Weekday Morning Peak Hour

Stonefield Engineering & Design Synchro 11 Report
EXAM 05/05/2022

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 0 754 15 0 613 27 12 61 20 8 41 15
Future Volume (vph) 0 754 15 0 613 27 12 61 20 8 41 15
Ideal Flow (vphpl) 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000
Total Lost time (s) 14.7 14.7 9.0 9.0
Lane Util. Factor 1.00 1.00 1.00 1.00
Frpb, ped/bikes 1.00 1.00 0.99 0.98
Flpb, ped/bikes 1.00 1.00 0.99 1.00
Frt 1.00 0.99 0.97 0.97
Flt Protected 1.00 1.00 0.99 0.99
Satd. Flow (prot) 1479 1442 1419 1441
Flt Permitted 1.00 1.00 0.95 0.96
Satd. Flow (perm) 1479 1442 1363 1388
Peak-hour factor, PHF 0.88 0.88 0.88 0.95 0.95 0.95 0.81 0.81 0.81 0.60 0.60 0.60
Adj. Flow (vph) 0 857 17 0 645 28 15 75 25 13 68 25
RTOR Reduction (vph) 0 1 0 0 2 0 0 11 0 0 12 0
Lane Group Flow (vph) 0 873 0 0 671 0 0 104 0 0 94 0
Confl. Peds. (#/hr) 41 30 30 41 19 15 15 19
Heavy Vehicles (%) 3% 3% 3% 5% 5% 5% 2% 2% 2% 0% 0% 0%
Parking  (#/hr) 10 10 10 10
Turn Type NA NA Perm NA Perm NA
Protected Phases 2 6 8 4
Permitted Phases 8 4
Actuated Green, G (s) 38.3 38.3 28.0 28.0
Effective Green, g (s) 38.3 38.3 28.0 28.0
Actuated g/C Ratio 0.43 0.43 0.31 0.31
Clearance Time (s) 14.7 14.7 9.0 9.0
Lane Grp Cap (vph) 629 613 424 431
v/s Ratio Prot c0.59 0.47
v/s Ratio Perm c0.08 0.07
v/c Ratio 1.39 1.10 0.25 0.22
Uniform Delay, d1 25.9 25.9 23.1 22.9
Progression Factor 1.00 0.80 1.00 1.00
Incremental Delay, d2 184.6 60.4 1.4 1.2
Delay (s) 210.4 81.2 24.5 24.1
Level of Service F F C C
Approach Delay (s) 210.4 81.2 24.5 24.1
Approach LOS F F C C

Intersection Summary
HCM 2000 Control Delay 138.0 HCM 2000 Level of Service F
HCM 2000 Volume to Capacity ratio 0.91
Actuated Cycle Length (s) 90.0 Sum of lost time (s) 23.7
Intersection Capacity Utilization 76.0% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis 2022 Existing Condition
1: Bates Street & Maple Road Weekday Evening Peak Hour

Stonefield Engineering & Design Synchro 11 Report
EXPM 05/05/2022

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 0 734 32 0 758 44 44 78 31 9 37 19
Future Volume (vph) 0 734 32 0 758 44 44 78 31 9 37 19
Ideal Flow (vphpl) 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000
Total Lost time (s) 14.7 14.7 9.0 9.0
Lane Util. Factor 1.00 1.00 1.00 1.00
Frpb, ped/bikes 0.99 0.99 0.97 0.97
Flpb, ped/bikes 1.00 1.00 0.98 0.99
Frt 0.99 0.99 0.97 0.96
Flt Protected 1.00 1.00 0.99 0.99
Satd. Flow (prot) 1482 1489 1391 1399
Flt Permitted 1.00 1.00 0.87 0.94
Satd. Flow (perm) 1482 1489 1225 1324
Peak-hour factor, PHF 0.95 0.95 0.95 0.89 0.89 0.89 0.78 0.78 0.78 0.60 0.60 0.60
Adj. Flow (vph) 0 773 34 0 852 49 56 100 40 15 62 32
RTOR Reduction (vph) 0 2 0 0 2 0 0 10 0 0 17 0
Lane Group Flow (vph) 0 805 0 0 899 0 0 186 0 0 92 0
Confl. Peds. (#/hr) 70 56 56 70 26 54 54 26
Heavy Vehicles (%) 2% 2% 2% 1% 1% 1% 0% 0% 0% 0% 0% 0%
Parking  (#/hr) 10 10 10 10
Turn Type NA NA Perm NA Perm NA
Protected Phases 2 6 8 4
Permitted Phases 8 4
Actuated Green, G (s) 38.3 38.3 28.0 28.0
Effective Green, g (s) 38.3 38.3 28.0 28.0
Actuated g/C Ratio 0.43 0.43 0.31 0.31
Clearance Time (s) 14.7 14.7 9.0 9.0
Lane Grp Cap (vph) 630 633 381 411
v/s Ratio Prot 0.54 c0.60
v/s Ratio Perm c0.15 0.07
v/c Ratio 1.28 1.42 0.49 0.22
Uniform Delay, d1 25.9 25.9 25.2 23.0
Progression Factor 1.00 0.93 1.00 1.00
Incremental Delay, d2 137.2 194.1 4.4 1.3
Delay (s) 163.0 218.3 29.6 24.2
Level of Service F F C C
Approach Delay (s) 163.0 218.3 29.6 24.2
Approach LOS F F C C

Intersection Summary
HCM 2000 Control Delay 167.2 HCM 2000 Level of Service F
HCM 2000 Volume to Capacity ratio 1.03
Actuated Cycle Length (s) 90.0 Sum of lost time (s) 23.7
Intersection Capacity Utilization 81.4% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis 2024 No-Build Condition
1: Bates Street & Maple Road Weekday Morning Peak Hour

Stonefield Engineering & Design Synchro 11 Report
NBAM 05/05/2022

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 0 759 15 0 617 27 12 61 20 8 41 15
Future Volume (vph) 0 759 15 0 617 27 12 61 20 8 41 15
Ideal Flow (vphpl) 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000
Total Lost time (s) 14.7 14.7 9.0 9.0
Lane Util. Factor 1.00 1.00 1.00 1.00
Frpb, ped/bikes 1.00 1.00 0.99 0.98
Flpb, ped/bikes 1.00 1.00 0.99 1.00
Frt 1.00 0.99 0.97 0.97
Flt Protected 1.00 1.00 0.99 0.99
Satd. Flow (prot) 1479 1442 1419 1441
Flt Permitted 1.00 1.00 0.95 0.96
Satd. Flow (perm) 1479 1442 1363 1388
Peak-hour factor, PHF 0.88 0.88 0.88 0.95 0.95 0.95 0.81 0.81 0.81 0.60 0.60 0.60
Adj. Flow (vph) 0 862 17 0 649 28 15 75 25 13 68 25
RTOR Reduction (vph) 0 1 0 0 2 0 0 11 0 0 12 0
Lane Group Flow (vph) 0 879 0 0 675 0 0 104 0 0 94 0
Confl. Peds. (#/hr) 41 30 30 41 19 15 15 19
Heavy Vehicles (%) 3% 3% 3% 5% 5% 5% 2% 2% 2% 0% 0% 0%
Parking  (#/hr) 10 10 10 10
Turn Type NA NA Perm NA Perm NA
Protected Phases 2 6 8 4
Permitted Phases 8 4
Actuated Green, G (s) 38.3 38.3 28.0 28.0
Effective Green, g (s) 38.3 38.3 28.0 28.0
Actuated g/C Ratio 0.43 0.43 0.31 0.31
Clearance Time (s) 14.7 14.7 9.0 9.0
Lane Grp Cap (vph) 629 613 424 431
v/s Ratio Prot c0.59 0.47
v/s Ratio Perm c0.08 0.07
v/c Ratio 1.40 1.10 0.25 0.22
Uniform Delay, d1 25.9 25.9 23.1 22.9
Progression Factor 1.00 0.81 1.00 1.00
Incremental Delay, d2 188.7 62.7 1.4 1.2
Delay (s) 214.6 83.6 24.5 24.1
Level of Service F F C C
Approach Delay (s) 214.6 83.6 24.5 24.1
Approach LOS F F C C

Intersection Summary
HCM 2000 Control Delay 141.0 HCM 2000 Level of Service F
HCM 2000 Volume to Capacity ratio 0.91
Actuated Cycle Length (s) 90.0 Sum of lost time (s) 23.7
Intersection Capacity Utilization 76.3% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis 2024 No-Build Condition
1: Bates Street & Maple Road Weekday Evening Peak Hour

Stonefield Engineering & Design Synchro 11 Report
NBPM 05/05/2022

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 0 738 32 0 763 44 44 78 31 9 37 19
Future Volume (vph) 0 738 32 0 763 44 44 78 31 9 37 19
Ideal Flow (vphpl) 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000
Total Lost time (s) 14.7 14.7 9.0 9.0
Lane Util. Factor 1.00 1.00 1.00 1.00
Frpb, ped/bikes 0.99 0.99 0.97 0.97
Flpb, ped/bikes 1.00 1.00 0.98 0.99
Frt 0.99 0.99 0.97 0.96
Flt Protected 1.00 1.00 0.99 0.99
Satd. Flow (prot) 1482 1489 1391 1399
Flt Permitted 1.00 1.00 0.87 0.94
Satd. Flow (perm) 1482 1489 1225 1324
Peak-hour factor, PHF 0.95 0.95 0.95 0.89 0.89 0.89 0.78 0.78 0.78 0.60 0.60 0.60
Adj. Flow (vph) 0 777 34 0 857 49 56 100 40 15 62 32
RTOR Reduction (vph) 0 2 0 0 2 0 0 10 0 0 17 0
Lane Group Flow (vph) 0 809 0 0 904 0 0 186 0 0 92 0
Confl. Peds. (#/hr) 70 56 56 70 26 54 54 26
Heavy Vehicles (%) 2% 2% 2% 1% 1% 1% 0% 0% 0% 0% 0% 0%
Parking  (#/hr) 10 10 10 10
Turn Type NA NA Perm NA Perm NA
Protected Phases 2 6 8 4
Permitted Phases 8 4
Actuated Green, G (s) 38.3 38.3 28.0 28.0
Effective Green, g (s) 38.3 38.3 28.0 28.0
Actuated g/C Ratio 0.43 0.43 0.31 0.31
Clearance Time (s) 14.7 14.7 9.0 9.0
Lane Grp Cap (vph) 630 633 381 411
v/s Ratio Prot 0.55 c0.61
v/s Ratio Perm c0.15 0.07
v/c Ratio 1.28 1.43 0.49 0.22
Uniform Delay, d1 25.9 25.9 25.2 23.0
Progression Factor 1.00 0.94 1.00 1.00
Incremental Delay, d2 139.9 197.5 4.4 1.3
Delay (s) 165.7 221.7 29.6 24.2
Level of Service F F C C
Approach Delay (s) 165.7 221.7 29.6 24.2
Approach LOS F F C C

Intersection Summary
HCM 2000 Control Delay 170.0 HCM 2000 Level of Service F
HCM 2000 Volume to Capacity ratio 1.03
Actuated Cycle Length (s) 90.0 Sum of lost time (s) 23.7
Intersection Capacity Utilization 81.6% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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1: Bates Street & Maple Road Weekday Morning Peak Hour

Stonefield Engineering & Design Synchro 11 Report
BAM 05/05/2022

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 0 759 19 0 617 27 13 62 22 8 48 15
Future Volume (vph) 0 759 19 0 617 27 13 62 22 8 48 15
Ideal Flow (vphpl) 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000
Total Lost time (s) 14.7 14.7 9.0 9.0
Lane Util. Factor 1.00 1.00 1.00 1.00
Frpb, ped/bikes 1.00 1.00 0.98 0.98
Flpb, ped/bikes 1.00 1.00 0.99 0.99
Frt 1.00 0.99 0.97 0.97
Flt Protected 1.00 1.00 0.99 0.99
Satd. Flow (prot) 1477 1442 1411 1447
Flt Permitted 1.00 1.00 0.95 0.96
Satd. Flow (perm) 1477 1442 1351 1399
Peak-hour factor, PHF 0.88 0.88 0.88 0.95 0.95 0.95 0.81 0.81 0.81 0.60 0.60 0.60
Adj. Flow (vph) 0 862 22 0 649 28 16 77 27 13 80 25
RTOR Reduction (vph) 0 1 0 0 2 0 0 12 0 0 11 0
Lane Group Flow (vph) 0 884 0 0 675 0 0 108 0 0 107 0
Confl. Peds. (#/hr) 41 36 36 41 19 21 21 19
Heavy Vehicles (%) 3% 3% 3% 5% 5% 5% 2% 2% 2% 0% 0% 0%
Parking  (#/hr) 10 10 10 10
Turn Type NA NA Perm NA Perm NA
Protected Phases 2 6 8 4
Permitted Phases 8 4
Actuated Green, G (s) 38.3 38.3 28.0 28.0
Effective Green, g (s) 38.3 38.3 28.0 28.0
Actuated g/C Ratio 0.43 0.43 0.31 0.31
Clearance Time (s) 14.7 14.7 9.0 9.0
Lane Grp Cap (vph) 628 613 420 435
v/s Ratio Prot c0.60 0.47
v/s Ratio Perm c0.08 0.08
v/c Ratio 1.41 1.10 0.26 0.25
Uniform Delay, d1 25.9 25.9 23.2 23.1
Progression Factor 1.00 0.81 1.00 1.00
Incremental Delay, d2 192.8 62.7 1.5 1.3
Delay (s) 218.6 83.6 24.7 24.5
Level of Service F F C C
Approach Delay (s) 218.6 83.6 24.7 24.5
Approach LOS F F C C

Intersection Summary
HCM 2000 Control Delay 142.2 HCM 2000 Level of Service F
HCM 2000 Volume to Capacity ratio 0.92
Actuated Cycle Length (s) 90.0 Sum of lost time (s) 23.7
Intersection Capacity Utilization 76.5% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis 2024 Build Condition
2: Bates Street & Site Driveway Weekday Morning Peak Hour

Stonefield Engineering & Design Synchro 11 Report
BAM 05/05/2022

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 4 1 8 93 56 11
Future Volume (Veh/h) 4 1 8 93 56 11
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.81 0.81 0.83 0.83
Hourly flow rate (vph) 4 1 10 115 67 13
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 95
pX, platoon unblocked
vC, conflicting volume 208 74 80
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 208 74 80
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 99 100 99
cM capacity (veh/h) 779 994 1531

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 5 125 80
Volume Left 4 10 0
Volume Right 1 0 13
cSH 814 1531 1700
Volume to Capacity 0.01 0.01 0.05
Queue Length 95th (ft) 0 0 0
Control Delay (s) 9.4 0.6 0.0
Lane LOS A A
Approach Delay (s) 9.4 0.6 0.0
Approach LOS A

Intersection Summary
Average Delay 0.6
Intersection Capacity Utilization 20.9% ICU Level of Service A
Analysis Period (min) 15
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1: Bates Street & Maple Road Weekday Evening Peak Hour

Stonefield Engineering & Design Synchro 11 Report
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 0 739 33 0 764 44 48 84 34 9 40 19
Future Volume (vph) 0 739 33 0 764 44 48 84 34 9 40 19
Ideal Flow (vphpl) 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000 2000
Total Lost time (s) 14.7 14.7 9.0 9.0
Lane Util. Factor 1.00 1.00 1.00 1.00
Frpb, ped/bikes 0.99 0.99 0.96 0.97
Flpb, ped/bikes 1.00 1.00 0.98 0.98
Frt 0.99 0.99 0.97 0.96
Flt Protected 1.00 1.00 0.99 0.99
Satd. Flow (prot) 1479 1489 1378 1400
Flt Permitted 1.00 1.00 0.86 0.94
Satd. Flow (perm) 1479 1489 1205 1325
Peak-hour factor, PHF 0.95 0.95 0.95 0.89 0.89 0.89 0.78 0.78 0.78 0.60 0.60 0.60
Adj. Flow (vph) 0 778 35 0 858 49 62 108 44 15 67 32
RTOR Reduction (vph) 0 2 0 0 2 0 0 10 0 0 16 0
Lane Group Flow (vph) 0 811 0 0 905 0 0 204 0 0 98 0
Confl. Peds. (#/hr) 70 71 71 70 26 69 69 26
Heavy Vehicles (%) 2% 2% 2% 1% 1% 1% 0% 0% 0% 0% 0% 0%
Parking  (#/hr) 10 10 10 10
Turn Type NA NA Perm NA Perm NA
Protected Phases 2 6 8 4
Permitted Phases 8 4
Actuated Green, G (s) 38.3 38.3 28.0 28.0
Effective Green, g (s) 38.3 38.3 28.0 28.0
Actuated g/C Ratio 0.43 0.43 0.31 0.31
Clearance Time (s) 14.7 14.7 9.0 9.0
Lane Grp Cap (vph) 629 633 374 412
v/s Ratio Prot 0.55 c0.61
v/s Ratio Perm c0.17 0.07
v/c Ratio 1.29 1.43 0.54 0.24
Uniform Delay, d1 25.9 25.9 25.7 23.1
Progression Factor 1.00 0.94 1.00 1.00
Incremental Delay, d2 142.1 198.2 5.6 1.4
Delay (s) 167.9 222.4 31.3 24.4
Level of Service F F C C
Approach Delay (s) 167.9 222.4 31.3 24.4
Approach LOS F F C C

Intersection Summary
HCM 2000 Control Delay 169.8 HCM 2000 Level of Service F
HCM 2000 Volume to Capacity ratio 1.05
Actuated Cycle Length (s) 90.0 Sum of lost time (s) 23.7
Intersection Capacity Utilization 82.6% ICU Level of Service E
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis 2024 Build Condition
2: Bates Street & Site Driveway Weekday Evening Peak Hour

Stonefield Engineering & Design Synchro 11 Report
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Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 13 6 2 153 69 4
Future Volume (Veh/h) 13 6 2 153 69 4
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.78 0.78 0.93 0.93
Hourly flow rate (vph) 14 7 3 196 74 4
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 95
pX, platoon unblocked
vC, conflicting volume 278 76 78
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 278 76 78
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 99 100
cM capacity (veh/h) 715 991 1533

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 21 199 78
Volume Left 14 3 0
Volume Right 7 0 4
cSH 788 1533 1700
Volume to Capacity 0.03 0.00 0.05
Queue Length 95th (ft) 2 0 0
Control Delay (s) 9.7 0.1 0.0
Lane LOS A A
Approach Delay (s) 9.7 0.1 0.0
Approach LOS A

Intersection Summary
Average Delay 0.8
Intersection Capacity Utilization 19.2% ICU Level of Service A
Analysis Period (min) 15
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SimTraffic Performance Report 2024 No-Build Condition
2024 No-Build Condition Weekday Morning Peak Hour

Stonefield Engineering & Design SimTraffic Report
NBAM 05/05/2022

1: Bates Street & Maple Road Performance by movement 

Movement EBT EBR WBT WBR NBL NBT NBR SBL SBT SBR All
Denied Delay (hr) 0.1 0.0 3.2 0.2 0.0 0.0 0.0 0.0 0.0 0.0 3.4
Total Delay (hr) 4.1 0.1 7.6 0.3 0.1 0.2 0.0 0.1 0.4 0.2 13.0
Total Stops 343 7 425 15 7 21 9 5 29 12 873
Travel Time (hr) 5.3 0.1 11.8 0.5 0.1 0.3 0.1 0.1 0.5 0.2 18.9
Avg Speed (mph) 6 6 3 3 1 4 6 2 2 2 4

2: Bates Street & Site Driveway Performance by movement 

Movement NBT SBT All
Denied Delay (hr) 0.1 0.0 0.1
Total Delay (hr) 0.6 0.0 0.6
Total Stops 35 0 35
Travel Time (hr) 0.8 0.1 0.8
Avg Speed (mph) 3 16 4

Total Zone Performance 

Denied Delay (hr) 3.5
Total Delay (hr) 13.6
Total Stops 908
Travel Time (hr) 19.8
Avg Speed (mph) 4
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SimTraffic Performance Report 2024 Build Condition
2024 Build Condition Weekday Morning Peak Hour

Stonefield Engineering & Design SimTraffic Report
BAM 05/05/2022

1: Bates Street & Maple Road Performance by movement 

Movement EBT EBR WBT WBR NBL NBT NBR SBL SBT SBR All
Denied Delay (hr) 0.1 0.0 5.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 5.5
Total Delay (hr) 4.1 0.1 7.6 0.3 0.1 0.2 0.0 0.1 0.3 0.1 12.8
Total Stops 346 9 423 16 6 23 9 5 28 11 876
Travel Time (hr) 5.3 0.1 13.7 0.7 0.1 0.3 0.1 0.1 0.4 0.1 20.8
Avg Speed (mph) 5 7 3 3 3 4 6 3 3 3 4

2: Bates Street & Site Driveway Performance by movement 

Movement EBL EBR NBL NBT SBT SBR All
Denied Delay (hr) 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay (hr) 0.0 0.0 0.0 0.3 0.0 0.0 0.4
Total Stops 5 1 2 34 0 0 42
Travel Time (hr) 0.0 0.0 0.0 0.4 0.1 0.0 0.6
Avg Speed (mph) 2 9 8 6 15 12 7

Total Zone Performance 

Denied Delay (hr) 5.5
Total Delay (hr) 13.2
Total Stops 918
Travel Time (hr) 21.4
Avg Speed (mph) 4
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SimTraffic Performance Report 2024 No-Build Condition
2024 No-Build Condition Weekday Evening Peak Hour

Stonefield Engineering & Design SimTraffic Report
NBPM 05/05/2022

1: Bates Street & Maple Road Performance by movement 

Movement EBT EBR WBT WBR NBL NBT NBR SBL SBT SBR All
Denied Delay (hr) 0.0 0.0 5.1 0.2 0.0 0.0 0.0 0.0 0.0 0.0 5.4
Total Delay (hr) 3.3 0.1 7.6 0.5 0.3 0.3 0.0 0.1 0.2 0.1 12.5
Total Stops 298 14 418 27 22 21 8 9 21 14 852
Travel Time (hr) 4.4 0.2 13.9 0.8 0.3 0.3 0.1 0.1 0.2 0.1 20.5
Avg Speed (mph) 6 7 3 3 2 4 7 2 3 3 4

2: Bates Street & Site Driveway Performance by movement 

Movement NBT SBT All
Denied Delay (hr) 0.2 0.0 0.2
Total Delay (hr) 1.3 0.0 1.3
Total Stops 78 0 78
Travel Time (hr) 1.6 0.1 1.6
Avg Speed (mph) 3 14 3

Total Zone Performance 

Denied Delay (hr) 5.5
Total Delay (hr) 13.8
Total Stops 930
Travel Time (hr) 22.1
Avg Speed (mph) 4
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SimTraffic Performance Report 2024 Build Condition
2024 Build Condition Weekday Evening Peak Hour

Stonefield Engineering & Design SimTraffic Report
BPM 05/05/2022

1: Bates Street & Maple Road Performance by movement 

Movement EBT EBR WBT WBR NBL NBT NBR SBL SBT SBR All
Denied Delay (hr) 0.0 0.0 3.1 0.3 0.0 0.0 0.0 0.0 0.0 0.0 3.5
Total Delay (hr) 3.2 0.1 7.8 0.4 0.3 0.3 0.0 0.1 0.3 0.2 12.8
Total Stops 295 14 417 23 23 22 8 5 26 16 849
Travel Time (hr) 4.4 0.2 12.0 0.8 0.4 0.4 0.1 0.1 0.3 0.2 18.8
Avg Speed (mph) 7 7 3 3 2 4 6 2 2 2 4

2: Bates Street & Site Driveway Performance by movement 

Movement EBL EBR NBL NBT SBT SBR All
Denied Delay (hr) 0.0 0.0 0.0 1.1 0.0 0.0 1.1
Total Delay (hr) 0.4 0.0 0.0 1.9 0.0 0.0 2.4
Total Stops 9 4 0 89 0 0 102
Travel Time (hr) 0.4 0.1 0.0 3.1 0.1 0.0 3.7
Avg Speed (mph) 0 2 2 2 14 15 2

Total Zone Performance 

Denied Delay (hr) 4.6
Total Delay (hr) 15.1
Total Stops 951
Travel Time (hr) 22.5
Avg Speed (mph) 4
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225 South East Street, Suite 735 
Indianapolis, Indiana 46202 
 
Subject:  Property Condition Report 

320 Martin Street 
Birmingham, Michigan 48009 

  Partner Project No. 18-224890.1 
 
Dear Mr. Krcmery: 

Partner Engineering and Science, Inc. is pleased to provide the results of the assessment performed on the 
above-referenced property. At a minimum, this assessment was performed in conformance with the scope 
and limitations as set forth by ASTM E2018-15 “Standard Guide for Property Condition Assessments: 
Baseline Property Condition Assessment Process” and as specified in the engagement agreement that 
initiated this work.  

The purpose of this assessment is to provide sufficient information to evaluate the condition of the real 
property in order to facilitate completion of due diligence as a secured lender. The findings of this report 
are intended to be used in support of securing the debt created through the prospective financing for which 
the subject property serves as collateral. This report may not be used for any other purpose, including, 
without limitation, use by owner, borrower or tenant for the purpose of evaluating specific building 
components and systems, or as an instrument in negotiations related to the acquisition or disposition of 
the property.  

We appreciate the opportunity to provide these assessment services. If you have any questions concerning 
this report, or if we can assist you in any other matter, please contact Nick Swan at (248) 835-2711 or 
NSwan@Partneresi.com. 

Sincerely, 

Partner Engineering and Science, Inc. 

 

        

Douglas Jambard-Sweet Nick Swan 
Reviewer Senior Project Manager 
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EXECUTIVE SUMMARY AND PROPERTY DESCRIPTION 
Executive Summary 

Partner Engineering and Science, Inc. (Partner) has performed a property condition assessment (PCA) of the 
parcel and improvements defined in the following table (the “subject property”). The assessment was 
performed in accordance with ASTM E2018-15 “Standard Guide for Property Condition Assessments: 
Baseline Property Condition Assessment Process”. The purpose of this Property Condition Assessment was 
to observe and document readily-visible materials and building system defects that might significantly 
affect the value of the subject property, and determine if conditions exist which may have a significant 
impact on the continued operation of the facility during the evaluation period. 

Property Data   
Name 320 Martin Street 
Address 320 Martin Street  
City, State and Zip Code Birmingham, Michigan 48009 
Property use Office  
Land acreage (acres) 0.567 
Number of buildings One 
Number of floors Three 
Year built 1939, renovated 2010 
Gross building area (sf) 18,903 
Net rentable area (sf) 16,933 
Number of tenant spaces 11 
Foundation / Substructure Concrete slab-on-grade with perimeter and interior footings under 

load bearing structures 
Superstructure Steel columns, Concrete load bearing walls; 

Metal deck on steel beams and joists at second floor structure 
Wooden decking supported by steel beams 

Façade Brick masonry and limestone 
Roof type Flat, mechanically-fastened, single-ply thermoset membrane on 

additions; Flat, built-up roofing on main building; Pitched, standing 
seam metal panel clerestory roof 

Parking area Asphalt pavement at grade 
Parking space count 22 
ADA-designated parking count No ADA-designated spaces  
HVAC system Split system units 
Water supply piping Copper  
Electrical branch wiring Copper  
Number of elevators One 
Fire suppression Wet-pipe sprinkler system  
Fire alarm Central system with outside dialer  
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Overall Condition 

Based on the systems and components observed during the site visit, the subject property appeared to be 
in good condition.  The overall level of preventative maintenance appeared to be good.  The detailed 
observations of reviewed systems are presented in the following Sections of this report, with tabulated 
opinions of cost presented in the Appendices.    

The information provided in the completed pre-survey questionnaire appeared to be accurate.    

Reported Capital Expenditures 

No recent or planned capital improvements were reported by property management. Building underwent 
a total renovation in 2010.  

Immediate and Short-Term Repair Items 

This report presents opinions of costs for items or conditions that require immediate action as a result of 
the following: Material existing or potentially unsafe conditions, material code violations, or any other 
physical deficiencies that if left uncorrected would be expected to result in or contribute to the failure of 
critical elements or systems within one year or may result in a significant increase in remedial costs.  These 
items should be addressed at the first practical opportunity.   

In addition, this report presents opinions of costs for items or conditions that may not require immediate 
action, but should be conducted on a priority basis above and beyond routine maintenance. Generally, the 
recommended time frame for addressing these items is two years. 

Deferred maintenance items and/or physical deficiencies that are considered significant are also identified 
in Table 1 - Immediate Repair and Deferred Maintenance Cost Opinion. 

Replacement Reserve Items 

In accordance with the terms under which this assessment was performed, this report includes opinions of 
costs for capital replacement reserve items that are anticipated to occur during a specified evaluation 
period. These items are identified in Table 2 – Long-Term Cost Opinion. Systems or components that are 
present at the subject property, but not listed in Table 2, are expected to realize a useful life that exceeds 
the evaluation period.  

Cost Exclusions 

This report excludes costs for systems or components that are reported to be a tenant responsibility to 
maintain and replace, that are generally associated with the normal operation of the subject property, that 
are part and parcel of a building renovation program, for enhancements to reposition the subject property 
within the marketplace, for work that is cosmetic or decorative, for work that is being conducted for warranty 
transfer purposes, and routine maintenance activities. This report also excludes costs that are below the 
reporting threshold established by the engagement agreement.  
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Deviation from ASTM E2018 

The deviations listed below are part of the Partner standard operating procedures or were specified in the 
Addressee’s scope of work.  

This report includes seismic zone information that is not required by the Standard.  
This report includes an opinion of costs for anticipated capital expenditures for an evaluation 
period defined by the Addressee. The costs are presented in Table 2.  
This report includes an evaluation of the condition of the observed components and systems. 
This report combines the opinions of immediate and short-term costs included in Table 1. 

Recommendations for Additional Investigations 

There were no issues observed or reported that indicate the need for additional investigations. 
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1.0 INTRODUCTION 

1.1 Purpose  

The purpose of this assessment is to provide information to evaluate the condition of the subject property 
in order to facilitate completion of due diligence by the addressee. The purpose is accomplished by 
describing the primary systems and components of the subject property, identifying conspicuous defects 
or material deferred maintenance, and presenting an opinion of cost to remedy the observed conditions. In 
addition, this report identifies systems or components that are anticipated to reach the end of their expected 
useful life during the specified evaluation period and includes an opinion of cost for future capital 
replacements.  

The findings of this report are intended to be used in support of securing the debt created through the 
prospective financing for which the subject property serves as collateral. This report may not be used for 
any other purpose, including, without limitation, use by owner, borrower or tenant for the purpose of 
evaluating specific building components and systems, or as an instrument in negotiations related to the 
acquisition or disposition of the property.  

1.2 Scope of Work 

This assessment was performed in conformance with the scope and limitations as set forth by ASTM E2018-
15 “Standard Guide for Property Condition Assessments: Baseline Property Condition Assessment Process” 
(the Standard) and as specified in the engagement agreement that initiated this work. Specific requirements 
or deviations from the minimum ASTM standard are described herein.  

This assessment was performed utilizing methods and procedures consistent with good commercial or 
customary practices designed to conform to acceptable industry standards. The independent conclusions 
represent Partner’s best professional judgment based upon existing conditions and the information and 
data available to us during the course of this assignment. 

1.3 Cost Evaluation Methodology 

Opinions of costs presented within this report are based on construction costs developed by construction 
resources such as Marshall & Swift, RS Means, Partner’s experience with past costs for similar projects, city 
cost indexes, consultations with local specialty contractors, Addressee-provided information, and 
assumptions regarding future economic conditions. Actual cost estimates are determined by many factors 
including but not limited to: choice and availability of materials, choice and availability of a qualified 
contractor, regional climate zone, quality of existing materials, site compatibility, and access to the subject 
property and buildings. In addition, opinions of costs are based solely on material replacement and do not 
account for soft costs.  

Items included in the replacement reserve table are determined based upon the estimated useful life (EUL) 
of a system or component, the apparent effective age (EA) of the system, and the remaining useful life (RUL) 
of that system. Factors that may affect the age and condition of a system include, but are not limited to, the 
frequency of use, exposure to environmental elements, quality of construction and installation, and amount 
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of maintenance provided. Based on these factors, a system may have an effective age that is greater or less 
than its actual chronological age.  

1.4 Descriptive Qualifiers  

The following definitions and terminology are used in this report regarding the physical condition of the 
project, and the estimated life expectancies/age of the components and systems. 

Good In working condition and does not require immediate or short term repairs above an 
agreed threshold. 

Fair In working condition, but may require immediate or short term repairs above an agreed 
threshold. 

Poor Not in working condition or requires immediate or short term repairs substantially above 
an agreed threshold.  

The agreed threshold is presumed to be the de minimis reporting threshold, unless otherwise specified in 
this report. 

Unless stated otherwise in this report, the systems reviewed are considered to be in good condition and 
their performance appeared to be satisfactory. 

1.5 User Reliance 

Partner was engaged by 320 Investments, LLC to perform this assessment. The engagement agreement 
specifically states the scope and purpose of the assessment, as well as the contractual obligations and 
limitations of both parties. This report and the information therein, are for the exclusive use of 320 
Investments, LLC and United Farm Family Life Insurance Company & United Farm Family Mutual 
Insurance Company (collectively, the “Addressee”). This report has no other purpose and may not be relied 
upon, or used, by any other person or entity without the written consent of Partner. Third parties that obtain 
this report, or the information therein, shall have no rights of recourse or recovery against Partner, its 
officers, employees, vendors, successors or assigns. Any such unauthorized user shall be responsible to 
protect, indemnify and hold Partner, the Addressee and their respective officers, employees, vendors, 
successors and assigns harmless from any and all claims, damages, losses, liabilities, expenses (including 
reasonable attorneys’ fees) and costs attributable to such use. Unauthorized use of this report shall 
constitute acceptance of, and commitment to, these responsibilities, which shall be irrevocable and shall 
apply regardless of the cause of action or legal theory pled or asserted.  

This report has been completed under specific Terms and Conditions relating to scope, relying parties, 
limitations of liability, indemnification, dispute resolution, and other factors relevant to any reliance on this 
report. Any parties relying on this report do so having accepted Partner’s standard Terms and Conditions, 
a copy of which can be found at https://www.partneresi.com/terms-conditions. 
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2.0 RECONNAISSANCE, REGULATORY AND DOCUMENT REVIEW 

2.1 Site Reconnaissance 

Date: August 29, 2018 
Weather: 78 degrees F., cloudy 
Field Assessor: Steve Cooper 
Escort: Rob Krochmal, Director of Operations, The Surnow Company, (248) 867-3304 

Limiting Conditions 

The performance of this assessment was limited by the following conditions:   

Observed tenant areas were selected by the escort. The observed conditions are presumed to 
be indicative of areas throughout the subject property. 

2.2 Property Personnel Interviewed/Contacted 

The site escort, Rob Krochmal, was interviewed during the course of the survey. Additional site personnel 
were not available for interview. Mr. Krochmal has been associated with the subject property for eight years 
and was cooperative during the property observations.  Mr. Krochmal appeared to be knowledgeable about 
the subject property history and maintenance practices. 

2.3 Regulatory Compliance Inquiry 

Building Codes City of Birmingham Building Department 
Contact: Bruce Johnson Telephone: (248) 530-1850 
Findings:  No Violations  Violations  Awaiting response 

Awaiting response. A written request for information was submitted on August 28, 
2018; no response was received prior to the preparation of this report. 
 

Fire or Life Safety City of Birmingham Fire Department 
Contact: John Connaughton Telephone: (248) 530-1903 
Findings:  No Violations  Violations  Awaiting response 

Awaiting response. A written request for information was submitted on August 28, 
2018; no response was received prior to the preparation of this report. 
 

Zoning City of Birmingham Planning Department 
Contact: Jana Ecker Telephone: (248) 530-1850 
Findings: According to a review of the zoning map obtained from City of Birmingham, the 

subject property is zoned B-3 Office - Residential.  

This information does not constitute a detailed regulatory-compliance investigation and any code 
compliance issues noted in this report are based on information provided by the regulatory agencies noted 
above. If possible, the provided information was confirmed with on-site observations.  

2.4 Document Review 

The following documents were readily available or provided to Partner for reference as part of this 
assessment: 
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City of Birmingham Tax Assessor property information   
City of Birmingham Zoning Map  
Federal Emergency Management Agency (FEMA) flood hazard layer map 
Capital Improvements listing 
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3.0 PROPERTY CHARACTERISTICS 

3.1 Parcel Configuration 

The subject property improvements are placed upon one parcel.  The parcel is rectangular and comprises 
approximately 0.567 acres.  

3.2 Site Improvements 

3.2.1 Topography and Storm Water Drainage 

The general vicinity is in a developed urban area. The subject property slopes to a catch basin located at 
the south end of the parking lot.  

Storm water runoff from the roofs of the subject building is directed to roof drains connected to internal 
leaders that exit through the exterior walls and directly into the storm drain collection system. Storm water 
from the landscaped and paved areas is removed primarily by sheet flow action across the paved surfaces 
to on-site storm water drains. 

The subject property is connected to a storm sewer system that is owned and maintained by the 
municipality. 

Survey Condition and Analysis 

The topography appeared to be in good overall condition and appeared to adequately accommodate the 
built improvements. Routine maintenance is anticipated during the evaluation period. 

Precipitation was not present during the walk-through survey; consequently, direct observation of the 
operation of the storm water drainage system was not possible. Evidence of improper operation was not 
readily apparent. Routine maintenance, including clearing of debris from inlets, channels, piping, and 
outlets, is anticipated throughout the evaluation period.  

3.2.2 Vehicular Access, Paving 

Vehicular access is provided by two-way drive lanes leading from the adjacent public right-of-way to the 
on-site parking areas and drive aisles. Signalization is not provided at the entrance points to the subject 
property.  

Concrete pavement is provided at the right-of-way approaches. Asphalt pavement is utilized throughout 
the property.  

According to the property management, parking areas provide a total of 22 spaces, none of which are ADA-
designated spaces.  

Curbing is not provided. Concrete wheel stops are present at the head of each space. 

Survey Condition and Analysis 

Pavement appeared to be in good structural condition.  
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Pavement markings and striping appeared to be in good condition. Reapplication of markings and striping 
is anticipated during the evaluation period as part of routine maintenance, due to the nominal quantity and 
nominal cost involved. 

Asphalt seal coat appeared to be in good condition. Reapplication of the seal coat is anticipated during the 
evaluation period as part of routine maintenance, due to the nominal quantity and nominal cost involved.  

3.2.3 Walkways, Grade-Level Steps and Ramps 

Building entrance flatwork and pedestrian walkways consist of cast-in-place concrete construction. Ramps 
and steps accommodate sidewalk grade changes.  

Survey Condition and Analysis 

The pedestrian concrete walkways appeared to be in good overall condition. Limited cracking was noted 
throughout. Routine maintenance, including minor sectional replacement, is anticipated throughout the 
evaluation period.  

3.2.4 Landscaping and Irrigation 

Landscaped areas consisting of grass-covered lawns, floral plantings, trees, and shrubs are provided in areas 
not occupied by the building, walkways, or pavement. An underground automatic irrigation system is 
provided. 

Survey Condition and Analysis 

Vegetative materials appeared to be in good overall condition. Routine maintenance, including as-needed 
replacement of vegetation, is anticipated throughout the evaluation period.  

Although operation of the sprinkler system was not directly tested, components are assumed to be in proper 
working order, based on the general appearance and as reported by management. The overall conditions 
of the landscaping and maintenance practices by the landscape service appeared to be adequate. Routine 
maintenance is anticipated during the evaluation period.  

3.2.5 Retaining Walls 

Retaining walls were observed in landscaped areas and at the eastern and western sides of the building at 
the perimeter of lower level window wells and seating areas. The landscaping walls are constructed with 
concrete masonry units and the walls at window wells and seating areas are constructed with cast-in-place 
concrete.  

Survey Condition and Analysis 

The retaining walls appeared to be in good condition. Routine maintenance is anticipated during the 
evaluation period.  

3.2.6 Site and Building Signage 

Building address identification is primarily provided by wall-mounted monument signage positioned at the 
southeast and northeast corners of the subject property. 
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Survey Condition and Analysis 

The signage appeared to be sufficient and in good condition. Sign painting or replacement can be 
conducted on an as-needed basis during the evaluation period as part of routine maintenance. 

3.2.7 Perimeter Walls, Gates, and Fences  

Decorative metal railings were observed at the top of the retaining walls and walls of the ramp leading to 
the north entrance.  

A brick wall was observed at the north perimeter of the parking lot.  

Survey Condition and Analysis 

The metal railings and perimeter wall appeared to be in good and operational condition.  Routine 
maintenance is anticipated during the evaluation period.  

3.2.8 Exterior Lights 

Outdoor lighting is provided by city-owned street lighting.  

3.2.9 Site Amenities 

A freestanding carport is provided on the west side of the north parking lot.  The open-sided carport consists 
of a metal-framed canopy with pitched, metal deck roofing supported by metal columns.   

Survey Condition and Analysis  

The carport appeared to be in good overall condition.  Painting of the carports is anticipated during the 
evaluation period and can be conducted as part of the building exterior maintenance as discussed in Section 
4.4. 

3.2.10 Special Utility Systems 

Special utility systems are not present. 
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4.0 STRUCTURAL FRAME AND BUILDING ENVELOPE 

4.1 Foundation/Substructure  

Cast-in-place concrete foundation walls were observed at the perimeters of the below grade structures. 

Survey Condition and Analysis 

Evidence of structural distress indicative of foundation settlement was not observed. Foundations appeared 
to be in functional condition. Normal monitoring of the foundation is anticipated during the evaluation 
period. 

4.2 Building Frame 

The building is constructed with load-bearing concrete perimeter walls with conventional interior steel 
columns.  Upper floors are constructed of concrete filled metal decking supported by CMU exterior walls, 
and interior steel columns and beams. The roof is constructed of wood decking supported by CMU exterior 
walls, and interior steel columns and beams. 

Survey Condition and Analysis 

Evidence of structural distress indicative of framing failure was not observed.  The framing appeared to be 
in functional condition. Normal monitoring of the framing is anticipated during the evaluation period. 

4.3 Facades or Curtain Walls  

4.3.1 Exterior Walls  

The exterior walls of the building consist of limestone and brick masonry. 

Soffits are stained wood. 

Survey Condition and Analysis 

The exterior walls appeared to be in generally good condition. Routine maintenance is anticipated during 
the evaluation period.  

4.3.2 Windows  

Windows appeared to be double-pane, fixed and operable units.  Window framing appeared to be 
aluminum. Windows on the north side of the building part of an aluminum-framed window system 
consisting of full height, low-e or solar tinted glazing in aluminum frames.  

Survey Condition and Analysis 

Windows were reported and appeared to be in good overall condition. No signs of window leaks or 
condensation were evident during the observation. Window sealants appeared to be intact, with no signs 
of deterioration. Routine maintenance is anticipated during the evaluation period. 
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4.3.3 Doors  

The main entrance on the north side of the building is constructed of a pair of aluminum-framed doors with 
full-height glazing set in an aluminum storefront system.  An inner pair of doors of the same basic 
configuration form a vestibule with sides constructed of aluminum-framed storefront windows. 

The entrance on the south side of the building is constructed of a pair of aluminum-framed doors with full-
height glazing set in an aluminum storefront system.   

Secondary doors are aluminum-framed doors with full-height glazing set in an aluminum frame. 

Survey Condition and Analysis 

Doors were reported and appeared to be in good overall condition. Routine maintenance is anticipated 
during the evaluation period. 

4.3.4 Parapets 

Exterior walls extend above the roof plane as parapets and are capped with EPDM roofing. Roof materials 
cover the inboard sides of the parapets.  The materials terminate under the metal counterflashing. 

Survey Condition and Analysis 

Parapets appeared to be in good overall condition. Routine maintenance is anticipated during the 
evaluation period. 

4.4 Roof 

4.4.1 Roofing Materials 

Roof coverings on the main building consist of a rolled asphalt roofing system.   

Roof coverings on the lower roofs consist of an adhered, single-ply thermoset membrane.   

The roofing materials of the main building extend vertically up the inboard side of the parapet walls, 
terminating under counter-flashings.  

Flashing materials appeared to be similar to the roofing membrane.  

Sloping metal roofs are present at clerestories.  

Roof type Approximate area Installation date 
Metal roof 1,250 1939 
Asphalt roof 5,475 1985 (estimate) 
EPDM roof 1,800 2010 

Survey Condition and Analysis 

The roofing systems appeared to be in good overall condition.  

Isolated areas of patching were noted. Based on EUL, replacement of the asphalt roof is anticipated during 
the evaluation period with an opinion of the cost for this work included in Table 2. The metal panel roofing 
is expected to require only routine maintenance during the evaluation period. 
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According to the site escort, roof maintenance and repairs are conducted by a roofing contractor, Bruttell 
Roofing. 

4.4.2 Roof Drainage 

Storm water runoff for the roof is directed to roof drains connected to internal leaders that exit through the 
exterior walls and directly into the storm drain collection system.  Emergency overflow scuppers are 
provided at the north side of the building. 

Survey Condition and Analysis 

Roof drains appeared to be in good overall condition. Roof drains should be repaired or replaced as needed 
during roof replacement activities. Evidence of water damage indicative of roof leaks was not observed. 

4.5 Fire Escapes, Stairs or Balconies 

Balconies and fire escapes are not present. 

Concrete exterior stairs are provided at the south and north entrances, as well as the lower level seating 
area. Open sides are protected by steel pipe guardrails and steel pipe handrails are located on walls at 
closed sides.  All observed steel components are painted and the concrete treads are exposed. 

Interior stairs are constructed of steel stringers and closed risers with concrete-filled steel pan treads.  Open 
sides are protected by steel pipe guardrails and steel pipe handrails are located on walls at closed sides.  All 
observed steel components are painted and the concrete treads are exposed. 

The feature stair at the atrium is constructed of steel stringers and open risers with concrete-filled steel pan 
treads.  An ornamental wooden guardrail is located on the open side and wooden handrails are secured to 
the glass panels. The handrails are stained. 

Survey Condition and Analysis 

Stairs appeared to be in good condition. Routine maintenance is anticipated throughout the evaluation 
period. Painting of the stairs and guard rails can be performed in conjunction with the painting of the 
building exterior or interior common areas. 
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5.0 MECHANICAL AND ELECTRICAL SYSTEMS 

5.1 Plumbing, Domestic Hot Water, and Sewer Systems  

Observation of visible piping at water heaters and plumbing stub-outs indicates that the piping is copper 
and mixing valves are not reportedly in place. 

Observation of visible vent piping indicates that the piping is cast iron and PVC. 

Domestic hot water to the building is provided by a 50-gallon electric unit.  

Survey Condition and Analysis 

The plumbing systems were reported to be in good overall condition. Evidence of leaks or faulty piping was 
not observed. Routine maintenance is anticipated during the evaluation period. 

The sanitary drainage and vent system was reported to be in good overall condition. Evidence of leaks or 
faulty piping was not observed. Routine maintenance is anticipated during the evaluation period. 

The water heater appeared to be in good overall condition. Replacement of the water heater is anticipated 
during the evaluation period as part of routine maintenance, due to the nominal quantity and nominal cost 
involved.  

5.2 Heating, Air Conditioning, and Ventilation  

Heating and cooling are provided by direct expansion HVAC split systems.  Each system has a condensing 
unit located at grade and a fan coil/furnace unit located in each tenant space and common area. 
Manufactured by Bryant, the condensing units have a typical input capacity of three tons and use R-401 A 
refrigerant.  The furnace units provide heat through gas-fired heating coils.  Distribution of the conditioned 
air is by concealed sheet metal ductwork and temperature control is by a local thermostat. 

Accessory areas such as warehouse areas, mechanical rooms, office areas that require additional heating, 
and vestibules are heated by electric resistance, cabinet unit heaters that are either floor mounted, ceiling-
hung or wall-mounted. 

Ventilation is provided by individual and common area fans that vent through the roof. 

Survey Condition and Analysis 

According to property management, the mechanical equipment is maintained by in-house staff / an outside 
vendor, Sun Heating and Cooling. 

Roof-mounted exhaust fans appeared to be in good condition. Routine maintenance, including regular 
inspection, testing, and minor repair is anticipated throughout the evaluation period.  

The HVAC equipment components are reported to be eight years old and generally in good condition. 
Routine maintenance, including regular inspection, testing, and minor repair is anticipated throughout the 
evaluation period. 
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5.3 Electrical 

Electrical service is delivered via several pad-mounted, utility-owned transformers located at the southwest 
corner of the building. Main electrical service is rated at 800 amp, 120/240 volt, three phase main 
distribution panels. Breaker panels for lighting and power controls are located in mechanical rooms and 
tenant spaces. Observed panels were manufactured by Siemens. 

Wiring appeared to be copper in the mechanical room.  Ground fault circuit interrupter (GFCI) outlets were 
observed in kitchens and bathrooms.   

Survey Condition and Analysis 

The electrical service was reported to be adequate for the current demands of the facility. The switchgear, 
circuit breaker panels, electrical meters, and wiring appeared to be in good condition. Routine maintenance 
is anticipated during the evaluation period. 

5.4 Vertical Transportation 

5.4.1 Elevators  

A hydraulic passenger elevator is provided. According to posted signs and placards, the elevator was 
manufactured by ThyssenKrupp and the capacity is 2,000 pounds.  

The interior cab finishes consist of a carpeted floor and laminate wood panel walls.  

The control panel is provided with illuminated push button floor indicators, alarm button, emergency pull 
button, and emergency phone. The elevator is provided with audible floor indicators and optical sensors 
that automatically open the doors when an obstruction is encountered.  

Survey Condition and Analysis 

The elevator appeared to be in good overall condition. According to the operating permit, the elevator was 
last inspected in November 2017. The elevator was reportedly last load tested in November 2017. Inspection 
and test certificates were observed within the elevator room.  

The elevator is reportedly maintained through a service contract with ThyssenKrupp. The service contract 
reportedly provides for minor repairs and maintenance activities. The date of last service was June 27, 2018. 

Routine maintenance, including inspection, testing and minor repairs, is anticipated throughout the 
evaluation period.  

5.4.2 Escalators  

Escalators are not provided.  
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5.5 Life Safety and Fire Protection 

5.5.1 Fire Suppression Systems  

The building is protected by an automatic fire protection system consisting of a wet-pipe automatic 
sprinkler system. Water is supplied via a fire sprinkler line from the municipal main that is reportedly fitted 
with flow and tamper switches and a backflow prevention device.  

Fire sprinkler piping appeared to be steel.  Sprinkler heads in the spares cabinet appeared to be 
manufactured by Viking.   

Fire extinguishers were observed in corridors, elevator lobbies, and in mechanical/electrical spaces. They 
are reportedly inspected on a yearly basis, with the last inspection having occurred in July 2018. Fire hydrants 
are located at several points adjacent to the parking lot. 

Survey Condition and Analysis 

The fire suppression system appeared to be in good overall condition. The system is reportedly tested on 
an annual basis. Current inspection tags were observed on the riser. Routine maintenance, including 
regularly-scheduled testing, is anticipated during the evaluation period. 

Current inspection tags were observed on the fire extinguishers. Routine maintenance, including regularly-
scheduled testing and as-needed replacement, is anticipated during the evaluation period. 

5.5.2 Alarm Systems  

The fire alarm system is reportedly comprised of heat detectors, pull stations, and alarm horn/strobes.  
Hardwired smoke detectors are located in each tenant space and are connected to a central panel.  A central 
fire alarm control panel monitors the smoke detectors, pull stations, and sprinkler system flow switches. The 
panel was manufactured by Honeywell and includes a remote dialer. The system is fully-addressable and is 
reportedly monitored by Guardian Alarm. 

Survey Condition and Analysis 

The fire alarm system appeared to be in good overall condition and is reportedly tested on an annual basis. 
Current inspection tags were not observed on the main control panel. Routine maintenance, including 
regularly-scheduled testing, is anticipated during the evaluation period. 

5.5.3 Other Systems  

Emergency lighting is typically provided by wall- and ceiling-mounted battery-operated fixtures. Emergency 
means of egress locations are indicated by illuminated exit signs.   

Survey Condition and Analysis 

The observed components appeared to be in good overall condition. Routine maintenance, including 
regularly-scheduled testing and as-needed replacement, is anticipated during the evaluation period. 



 

Property Condition Report    
Project No. 18-224890.1 
September 10, 2018 
Page 14 

6.0 INTERIOR ELEMENTS  

6.1 Common Areas  

Significant common areas at the subject property consist of the building lobby, elevator cab, stairwells, 
corridors, and elevator lobbies  In addition, restrooms are provided on each floor.  

Common area finishes consist of wood and carpet flooring, painted gypsum board walls, and gypsum board 
ceilings. Lighting consists of recessed fixtures. 

Stairwell and interior corridor doors are solid-wood doors equipped with panic-bar hardware and closers. 
The restroom finishes consist of marble floors and walls, painted gypsum board ceilings, and plastic laminate 
toilet partitions.  

Survey Condition and Analysis 

Common area finishes appeared to be in good condition. According to the property manager, the finishes 
were renovated in 2010. Based on the EUL, replacement of some finishes is anticipated during the evaluation 
period. An opinion of cost for this work is included in Table 2. 

6.2 Amenities and Special Features 

The building is constructed with a kitchen and dining area.  Common area furnishings consist of sofas, 
chairs, and tables. 

The kitchen/dining area is finished with wood flooring, painted gypsum board walls, and gypsum board 
ceilings. The kitchen is provided with a refrigerator, dishwasher, sink, two microwaves and wall hung wooden 
cabinetry. New kitchen equipment was installed in 2010.  

Survey Condition and Analysis 

Amenities and furnishings appeared to be in good overall condition. Routine maintenance is anticipated 
during the evaluation period. 

Furnishings and equipment appeared to be in good overall condition.  Based on the expected useful life, 
replacement of a portion of the furnishings and equipment is anticipated during the evaluation period as 
part of the normal operating budget.   

6.3 Support Areas 

No support areas are present.  

6.4 Commercial Tenant Spaces 

Tenant occupancy includes multi-tenant floors. According to property management, the building is 
currently configured for eleven tenants.  

Observed tenant space flooring consists of carpet, ceramic tile, granite, and wooden plank flooring. Walls 
are typically painted gypsum board; areas of vinyl wall covering, stained wooden panels, and various tiles 
are also present. Ceilings are typically painted gypsum board ceilings. 
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Entrance doors range from conventional, stained, solid core doors set in metal frames to glass systems. 
Interior doors are typically stained, solid core wood set in metal frames. Miscellaneous cabinetry is located 
at break and office areas.  

Tenant 
Space ID 

Square 
Footage 

Tenant Occupied Condition Notes 

LL10 1,433 Biddison Architects Y Observed – good condition 

LL30 3,691 Everdays Y Observed – good condition 

LL60 1,183 Dynamic Metals Y Not observed 
100 2,545 The Surnow Company  Y Observed – good condition 
110 1,983 NNG Y Not observed 
120 261 Jay Sielfman Y Observed – good condition 
140 2,423 Everdays Y Observed – good condition 
200 1,989 CFM Y Observed – good condition 
220 573 Stanislaw Y Observed – good condition 
240 308 Tripod 3D Y Not observed 
210 544 REM Management Y Not observed 

Total 16,933    

Survey Condition and Analysis 

The tenant finishes and furnishings appeared to be in good condition. Maintenance, repair, and replacement 
of the tenant area finishes are generally tenant responsibilities, and as such an opinion of cost for this work 
is not included in this report. 
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7.0 ACCESSIBILITY 

Americans with Disabilities Act 

As part of this assessment, a limited, visual, accessibility survey was conducted.  The survey did not include 
taking measurements or counting accessibility elements. The scope of the survey was limited to determining 
the existence of architectural barriers or physical attributes of the subject property, which affect on-site 
parking, path of travel into and through public areas of the building, and elevators, as applicable. 
Furthermore, the scope of our survey includes only the federal requirements of the ADA; it is not intended 
to address state or local codes. Our observations were limited to the places of public accommodation on 
the subject property.  

Survey Condition and Analysis 

Based on current use, the subject property is a “public accommodation”.  

Parking areas that provide self-parking for visitors must provide ADA-compliant parking spaces.  However, 
the parking lot on the subject property has no public parking.  There is a sign posted at the entrance drive 
of the onsite parking lot indicating that unauthorized vehicles will be towed.  Therefore, no ADA parking is 
required onsite. 

Exterior routes from public transportation stops, accessible parking spaces, and public sidewalks at the 
subject property appeared to be generally accessible.  Exterior entrances provided at the subject property 
appeared to be generally accessible.   

Interior routes connecting all common areas within the subject building appeared to be generally accessible. 

The elevator within the subject building appeared to be generally accessible.  

Toilet facilities in the building appeared to be generally accessible.  

No ADA deficiency was observed. 
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8.0 SUSPECT WATER INTRUSION AND MICROBIAL GROWTH 
As part of performing this PCA, visual observations for overt signs of suspect mold growth were also 
performed. These observations were not performed to discover all affected areas, nor were areas of the 
subject property observed specifically for the purpose of identifying areas of suspect mold growth.  The 
subject property areas viewed were limited to those necessary to perform the primary scope of this PCA.   

Survey Condition and Analysis 

Visual or olfactory indications of suspect microbial growth were not observed.   
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9.0 NATURAL HAZARD INFORMATION 
Partner reviewed readily-available materials to obtain the following information. Determination of site-
specific conditions is not within the scope of this report and may require additional investigation. 

9.1 Flood Zone 

According to Flood Insurance Rate Map, Community Panel Number 26125C0537F, dated September 29, 
2006, the subject property appears to be located in Zone X, which is not a Special Flood Hazard Area.  

9.2 Seismic Zone 

According to the seismic zone map, published in the Uniform Building Code 1997, Volume 2, Table 16.2, 
the subject property appears to be located in Seismic Zone 1. 
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10.0 OUT OF SCOPE CONSIDERATIONS 
These following items are categorically excluded from the scope of work. 

Utilities: Operating conditions of any systems or accessing manholes or utility pits. 
Structural Frame and Building Envelope:  Entering of crawl or confined space areas (however, 
the field observer will observe conditions to the extent easily visible from the point of access to 
the crawl or confined space areas), determination of previous substructure flooding or water 
penetration unless easily visible or if such information is provided. 
Roofs: Walking on pitched roofs, or any roof areas that appear to be unsafe, or roofs with no 
built-in access, or determining any roofing design criteria. 
Plumbing: Determining adequate pressure and flow rate, fixture unit values and counts, 
verifying pipe sizes, or verifying the point of discharge for underground systems. 
Heating: Observation of flue connections, interiors of chimneys, flues or boiler stacks, or tenant 
owned or maintained equipment.  Entering of plenum or confined space areas. 
Air conditioning & Ventilation: Process-related equipment or condition of tenant owned or 
maintained equipment. Entering of plenum or confined space areas.  Testing or measurements 
of equipment or air flow. 
Electrical: Removing of electrical panel and device covers, except if removed by building staff, 
EMF issues, electrical testing, or operating any electrical devices. Opining on process related 
equipment or tenant-owned equipment. 
Vertical Transportation: Examining of cables, sheaves, controllers, motors, inspection tags, or 
entering elevator/ escalator pits or shafts. 
Life Safety/ Fire Protection: Determining NFPA hazard classifications, classifying, or testing fire 
rating of assemblies. Determination of the necessity for or the presence of fire areas, fire walls, 
fire barriers, paths of travel, construction groups or types, or use classifications. 
Interior Elements: Operating appliances or fixtures, determining or reporting STC (Sound 
Transmission Class) ratings, and flammability issues/regulations. 

Activity Exclusions- These activities listed below generally are excluded from or otherwise represent 
limitations to the scope of a PCA prepared in accordance with this guide (ASTM 2018-15). These should 
not be construed as all-inclusive or imply that any exclusion not specifically identified is a PCA 
requirement under this guide. 

Providing opinions of costs that are either individually or in the aggregate less than a threshold 
amount of $3,000 for like items unless specifically requested by the addressee. 
Identifying capital improvements, enhancements, or upgrades to building components, 
systems, or finishes; 
Removing, relocating, or repositioning of materials, ceiling, wall, or equipment panels, furniture, 
storage containers, personal effects, debris material or finishes; conducting exploratory probing 
or testing; dismantling or operating of equipment or appliances; or disturbing personal items 
or property, that obstruct access or visibility; 

-unit values and counts, verifying pipe 
sizes, or verifying the point of discharge for underground drains; 
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assemblies. Determination of 
barriers, accessible routes, construction groups or types, or use  
Preparing engineering calculations to determine any system’s, component’s or equipment’s 
adequacy or compliance with any specific or commonly accepted design requirements or 
building codes, or preparing designs or specifications to remedy any physical deficiencies; 
Identification of code or OSHA compliance beyond what has been reported through 
communication with local regulatory offices. 
Taking measurements or quantities to establish or confirm any information provided by the 
owner or user; 
Reporting on the presence or absence of pests or insects; 
Reporting on the condition of subterranean or concealed conditions as well as items or systems 
that are not permanently installed or are tenant-owned and maintained; 
Entering or accessing any area deemed to potentially pose a threat of dangerous or adverse 
conditions with respect to the field observer’s health or safety; 
Performing any procedure, that may damage or impair the physical integrity of the property, 
any system, or component; 
Providing an opinion on the operation of any system or component that is shut down; 
Evaluating the Sound Transmission Class or acoustical or insulating characteristics of systems 
or components; 
Providing an opinion on matters regarding security and protection of occupants or users from 
unauthorized access; 

; 
Providing an opinion on matters regarding security of the subject property and protection of 
its occupants or users from unauthorized access; 
Operating or witnessing the operation of lighting or any other system controlled by a timer, 
operated by the maintenance staff, or operated by service companies; 
Providing an environmental assessment or opinion on the presence of any environmental issues 
such as potable water quality, asbestos, hazardous wastes, toxic materials, the location and 
presence of designated wetlands, IAQ, etc. unless specifically defined within the agreed scope; 
Evaluating systems or components that require specialized knowledge or equipment; 
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11.0 LIMITATIONS 
This assessment is based upon the guidelines set forth by the ASTM Standard current to the issuance of 
this report and subject to the limitations stated therein. Our review of the subject property consisted of a 
visual assessment of the site, the structure(s) and the accessible interior spaces. Any technical analyses made 
are based on the appearance of the improvements at the time of this assessment and the evaluator’s 
judgment of the physical condition of the subject property components, their ages and their EUL. 
Consequently, this report represents the condition of the subject property at the time of observation.  
Acceptance and use of this report infers acknowledgment that the condition of the property may have 
changed subsequent to site observations and/or that additional information may have been discovered, 
and that Partner, its officers, employees, vendors, successors or assigns, are not liable for changes in the 
condition of the property, failures in property components or systems, and damages that may occur as a 
result of the changes or failures. 

Information regarding the subject property is obtained from a site walk-through survey, local government 
agency records review, interviews and Addressee-, tenant- or property owner-provided documents. No 
material sampling, invasive or destructive investigations, equipment or system testing was performed. The 
observations and related comments within this report are limited in nature and should not be inferred as a 
full and comprehensive survey of the building components and systems.  

Information regarding operations, conditions, and test data provided by the Addressee, property owner, or 
their respective representatives has been assumed to be factual and complete. Information obtained from 
readily-available sources, including internet research and interview of municipal officials or representatives 
is assumed to be factual and complete. No warranty is expressed or implied, except that the services 
rendered have been performed in accordance with generally-accepted practices applicable at the time and 
location of the study. 

The actual performance of systems and components may vary from a reasonably expected standard and 
will be affected by circumstances that occur after the date of the evaluation. This assessment, analyses and 
opinions expressed within this report are not representations regarding either the design integrity or the 
structural soundness of the project. 

The report does not identify minor, inexpensive repairs or maintenance items, which should be part of the 
subject property owner’s current operating budget so long as these items appear to be addressed on a 
regular basis. The report does identify infrequently occurring maintenance items of significant cost, such as 
exterior painting, roofing, deferred maintenance and repairs and replacements that normally involve major 
expense or outside contracting. 

The assessment of the roof, façade and substructure contained herein cannot specifically state that these 
items are free of leaks and/or water intrusion and should not be interpreted as such. Comments made with 
respect to the condition of the systems are limited to visual observation and information provided by the 
designated site contacts and/or on-site representatives and their contractors/vendors. The evaluation of 
these systems did not include any sampling and/or testing. A more extensive evaluation may be required if 
a comprehensive report on the condition of these systems is required. 
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Performance of a comprehensive building, fire or zoning code review is outside of the scope of work for 
this report. Information provided within this report is based on readily-available information or interview of 
municipal officials.  

This report presents an evaluation of the accessibility of the subject property as specified in the engagement 
agreement. This report does not present an audit of all components specified in federal, state or local 
accessibility regulations. Instead, this review observed general design components such as routes of travel, 
door hardware, plumbing amenities, elevator controls and signals, basic emergency alarm components and 
signage. This report is not a comprehensive Americans with Disabilities Act review.  

Acceptance and use of this report infers acknowledgment that the condition of the property may have 
changed and that Partner, its officers, employees, vendors, successors or assigns, are not liable for changes 
in the condition of the property, failures in property components or systems, and damages that may occur 
as a result of the changes or failures. 

 

 

 

 

 

 

 

 



 

FIGURES 

1. SITE LOCATION MAP 

2. SITE PLAN 
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1. South building elevation  2. Catch basin 

 

3. Retaining wall at landscaped area  4. Retaining wall at basement level 

 

5. Retaining walls around seating area 
 

 6. Parking lot on north side of building 
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7. Carport on west side of parking lot  8. Sidewalk on south side of building 

 

9. Concrete walkway to building entrance  10. Stairs at south entrance to building 

 

11. Stairs to lower level outdoor seating area  12. Concrete ramp from parking lot 
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13. Concrete ramp from parking lot  14. Wall at north property line and parking lot 

 

15. Monument sign on south side of building  16. Monument sign on north side of building 

 

17. Dumpster enclosure  18. Concrete foundation wall and waterproofing 
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19. Metal deck and steel beam of second floor  20. Wood roof deck and metal beams 

 

21. Asphalt roofing on main building  22. Roof drain 

 

23. Clerestory roof and roof-mounted equipment  24. EPDM roof over addition 



APPENDIX A: SITE PHOTOGRAPHS 
Project No. 18-224890.1 

 

 

25. Roof scupper and downspout  26. Windows on east elevation 

 

27. East building elevation  28. North building elevation 

 

29. West building elevation  30. South entry doors and windows 
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31. Windows on north elevation  32. Building gas meter 

 

33. Interior at atrium  34. Stairs to first floor from north entrance 

 

35. Stairs to third floor from north entrance   36. Air conditioning condensers 
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37. HVAC unit for each tenant suite and common areas  38. Fire suppression riser 

 

39. Building water heater  40. Electrical sub panel 

 

41. Electrical transformer  42. Electrical switchgear 
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43. Elevator cab  44. Elevator floor indicator 

 

45. Elevator equipment  46. Common toilet room on first floor 

 

47. Fire alarm panel  48. Fire alarm annunciator 
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49. Interior common corridor on second floor  50. Common kitchen and dining area 

 

51. South lobby on second floor  52. Tenant finishes – The Surnow Company 

 

53. Common kitchen and dining area  54. Common center atrium space 
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55. Tenant finishes – The Surnow Company  56. Tenant finishes – The Surnow Company 

 

57. Tenant finishes – Suite 110  58. Tenant finishes – Suite 140 

 

59. Tenant finishes – Suite 110  
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Steve Cooper
Project Assessor

Education 
Bachelor of Architecture, University of Detroit 
 
Highlights
25 years in the Architecture Field 
5 years performing Property Condition Assessments  
3+ years performing Fannie Mae assessments 
Construction Risk Management 
Probable Maximum/Seismic Risk Assessments 
 
Experience Summary
Mr. Cooper is a Project Assessor for Partner Engineering and Science, Inc. (Partner) and has 25 years of 
experience in the architecture industry. He has significant experience completing due diligence assessments 
for a variety of property types in accordance to the needs and requirements of a variety of reporting 
standards, including ASTM standards and customized client formats.  Specifically, Mr. Cooper has performed 
Property Condition Assessments (PCAs), Construction Progress Monitoring, QA/QC, and Probable 
Maximum Loss (PML) assessments. 
 
Mr. Cooper has completed hundreds of PCA’s for Partner, as well as PCA’s for college campuses and 
hospitals in Michigan, retail properties, offices, restaurants, shopping malls, hotels, and multi-family 
housing. Cooper’s experience in architecture includes specialties in healthcare, schools, municipal and 
custom residential. Duties included performing site analysis, preparation of reports and future need analysis. 
Duties also included architectural design and detailing, working with construction and budgeting teams to 
review provide budget numbers for required building and site improvements. 
 
Project Experience
Fannie Mae Property Condition Assessment, Multi-family Housing, Holt, Michigan.  Mr. Cooper completed a 
PCA for Fannie Mae and a conventional financing client on an 86,895 SF apartment complex that was built 
on 6.56 acres. The property ended up needing all HVAC units, and all interior common area finishes 
replaced, as well as having the parking lot resurfaced.  
 
Construction Progress Monitoring, MASCO World Headquarters, Livonia, Michigan.  Mr. Cooper 
performed Construction Progress Monitoring for a 91,220-square-foot facility situated on a 12-acre site 
between Six and Seven Mile Roads, adjacent to Schoolcraft College.   
 
Construction Progress Monitoring, The Elliott, Detroit, Michigan.  Mr. Cooper performed Construction 
Progress Monitoring for the historic Elliott Building in Detroit. Built in 1894, the original building was 
converted into 15 high-end loft-style condominiums. 
 
Property Condition Assessment, Light-industrial/ Office Property, Madison Heights, Michigan.  As part of a 17 
property portfolio, Mr. Cooper completed the PCA for the light-industrial, retail operator. More than a 
general PCA, the report covered detailed information regarding zoning requirements and the design and 
installation of the fire sprinkler system. The 14,282 SF building needed a roof replacement, common area 
finishes, as well as building painting and cleaning.  
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Property Condition Assessment, DoubleTree Suites Hotel, Grand Rapids, Michigan. Mr. Cooper was 
responsible for assessing the 135,696 SF building that was built in 1980 on 6.61 acres in order to secure a 
loan for the 226 guestroom hotel property that was being converted into a Hilton Hotel. Mr. Cooper was 
able to provide recommendations regarding ADA improvements to public toilet rooms, parking lot 
improvements, roof, HVAC, and elevator replacements, as well as EIFS repair at entries. 
 
Property Condition Assessment, Domino’s Farms Office Building, Ann Arbor, Michigan.  Mr. Cooper was 
responsible for assessing the 939,774SF building that was built between 1985 and 2006 on 84.17 acres with 
62 tenant spaces. Mr. Cooper was able to provide recommendations replacement of building systems 
including boilers, chillers, snow melt systems, elevators and interior finishes and equipment. 
 
Property Condition Assessment, Fairlane Town Center, Dearborn, Michigan. Mr. Cooper solely completed 
the site walk and report for the 1,386,000 SF retail shopping center that was built between 1974 and 1976 
on 108 acres. The property consisted of 150 leased spaces including four anchors and an AMC Theater. Mr. 
Cooper was able to coordinate ongoing roof replacement, parking lot repairs, HVAC replacement, elevator, 
water heater and common area finish replacement. 

 
Finance type – Conventional 
Lender – Morgan Stanley – Fixed Income and Commodities 
 

Property Condition Assessment, Cinnamon Pointe, Canton, Michigan.  Mr. Cooper completed a Freddie Mac 
assessment of a 27.25 acre, 19 building property with 194 residential units.  

 
Property Condition Assessment, CMU Campus Analysis, Mount Pleasant, Michigan.  As part of a team, Mr. 
Cooper assessed 90 buildings on CMU Campus to identify future needs and new campus master planning.  

 
Property Condition Assessment, Spectrum Health Hospital Portfolio, Grand Rapids, Michigan.  Working with a 
project team, Mr. Cooper completed PCA’s on six hospitals throughout the Grand Rapids area. He helped 
in the development of future needs, budgets for renovation, and new hospital expansions and renovations.   

 
Contact
scooper@partneresi.com 
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Doug Jambard-Sweet, EP
Project Manager

Education 
B.S. Biology, University of Massachusetts at Boston, 1985 
Civil Engineering Courses, University of Toledo, 1994-1997 
 
Registrations
Ohio Certified Asbestos Hazard Evaluation Specialist 
 

Training
OSHA 40-Hour Training and Annual Refreshers 
 
Highlights
25 years of experience in the environmental and engineering industry 
25 years of experience in the industrial hygiene service industries 
20 years of experience performing environmental site assessments 
12 years of experience performing property condition assessments 
12 years of environmental and property due diligence experience for multifamily apartment properties 

Experience Summary
Mr. Jambard-Sweet has significant experience completing due diligence assessments for a variety of 
property types in accordance to the needs and requirements of a varied number of reporting standards, 
including ASTM standards, EPA’s All Appropriate Inquiry (AAI), and customized client formats including 
Fannie Mae and Freddie Mac.  Specifically, Mr. Jambard-Sweet has performed Phase I Environmental Site 
Assessments (ESAs), Environmental Transaction Screens, Phase II and III Subsurface Investigations, 
Remediation Design, Property Condition Assessments (PCAs), Small Loan PCAs, Regulatory Compliance 
Assessments, Asbestos Surveys, Lead-based Paint Surveys, Radon Studies, Mold Assessments, and Lead-in-
water sampling. 
 
As a Project Manager for Partner Engineering and Science, Inc. (Partner), Mr. Jambard-Sweet performs, 
manages, and reviews Phase I and II Environmental Assessments (ESAs), Transaction Screens, and Property 
Condition Assessments (PCAs).  
 
ENVIRONMENTAL ASSESSMENT 
Mr. Jambard-Sweet has performed and managed hundreds of Phase I ESAs of manufacturing, commercial, 
and industrial sites in accordance with ASTM and client standards.  Project activities involved Phase I ESA 
task management, regulatory agency and owner/operator interviews, performance of historical research, 
site reconnaissance, identification of recognized environmental conditions (RECs) associated with the 
current and historical uses of the subject property and surrounding areas, and report writing.  Experience 
includes ASTM E 1527-15 Phase I ESAs, Phase II ESAs, Baseline Environmental Assessments, and Due Care 
Plans. In addition, Mr. Jambard-Sweet is qualified for both Freddie Mac and Fannie Mae Phase I ESAs.   
 
PROPERTY CONDITION ASSESSMENT 
Mr. Jambard-Sweet has managed and/or performed hundreds of PCAs of sites for commercial, industrial, 
and residential portfolio due diligence in accordance with ASTM standards.  Project activities involved site 
inspection, local agency research, interviews, report writing, and reserve analysis. 
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ASBESTOS SURVEYS 
Mr. Jambard-Sweet has managed and/or performed numerous asbestos surveys of sites for commercial 
store development and/or plant renovations in accordance with client-specified standards.  Project 
activities involved survey, sampling, reporting, and generation of sampling and material location plans. 

Project Experience
Office Tower Portfolio, Suburban Chicago, Illinois. Performed PCAs of seven office tower properties 
comprising over six million square feet in suburban Chicago.  Properties included multiple tower and 
multiple tenant locations, parking structures, and a wide variety of mechanical and building systems. 
 
Ohio Voluntary Action Program (VAP) Phase I and Phase II Property Assessments, City of Toledo, 215 City 
Park Avenue, Toledo, Ohio. Completed a Phase I Property Assessment (PA) for, an abandoned former 
asphalt plant, truck repair facility, and freight transport terminal.  Prepared the Phase II PA Work Plan, and 
performed the Phase II PA, which included advancement of soil borings; monitoring well installation; 
sampling and surveying; geophysical survey for possible abandoned underground storage tanks, and soil 
and groundwater sampling and analysis. The investigation identified arsenic, polynuclear aromatic 
hydrocarbons (PNAs) and volatile organic compounds (VOCs) in excess of applicable VAP standards. 

Ohio VAP Phase I and Phase II Property Assessments, City of Toledo, Proposed Veterans Administration 
Outpatient Clinic, Toledo, Ohio.  Completed a Phase I PA for an abandoned property that had previously 
been occupied by the Toledo State Mental Hospital.  The Phase II PA included Geoprobe soil borings, 
monitoring well installation, test pit investigations, and soil and groundwater sampling and analysis. The 
investigation identified metals and buried asbestos insulation and debris above applicable VAP standards. 

Environmental Remediation, City of Toledo, Proposed Veterans Administration (VA) Outpatient Clinic, Toledo, 
Ohio. The Project involved the environmental remediation of approximately 10.46 acres of undeveloped 
land for redevelopment as a VA outpatient clinic.  Previous site investigations indicate that many of the 
former site buildings contained basements filled with building debris including asbestos-containing 
materials (ACM) and lead in excess of the applicable VAP standard.  In addition, buried abandoned steam 
lines were identified. Over 2,000 linear feet of buried steam lines containing asbestos insulation were 
uncovered and abated prior to site redevelopment.  Demolition debris contained in former basements was 
excavated and transported off-site for disposal.   The soil was visually inspected for indications of ACM and 
air monitoring for airborne levels of lead and asbestos was conducted during cleanup activities. 
Confirmatory soil testing was conducted for asbestos and lead after the demolition debris was removed. 
 
Environmental Remediation, Former Asphalt Plant, Sylvania, Ohio. Completed a Phase I ESA for a former 
asphalt plant identifying fill on the site as an REC. Performed a Phase II ESA scope of work consisting of the 
excavation of eight test pits and collection and laboratory analysis of soil samples.  Several PNAs exceeding 
their respective VAP Generic Direct Contact Standards (GDCS) for Residential Properties were identified.  
Supervised the horizontal and vertical delineation/remediation of petroleum-impacted soil utilizing an on-
site mobile laboratory.  Upon completion of the remediation, approximately 5,000 cubic yards of 
petroleum-impacted soils were removed and transported for disposal. 
 
Contact
djambardsweet@partneresi.com 



 
  

800-419-4923  www.PARTNEResi.com 
 

Nick Swan 
Project Manager 

Education 
Master of Architecture Program, Rensselaer Polytechnic Institute (RPI), 1999-2002 
B.A., Chemistry, Williams College, 1999 
 
Training 
U.S. Department of Housing and Urban Development (HUD), Multifamily Accelerated Processing (MAP) 
Certifications of Training: 

 2011 - ASTM Training on Property Condition Assessments (Detroit Multifamily Hub) 
 2010 - Advanced 3rd-party Architectural/Cost/PCNA Training (Columbus Multifamily Hub) 

Asbestos Building Inspector Certificate, IL, 2004 
World of Concrete Convention, Certification of Training, Las Vegas, 2003 
 
Highlights 
14 years of experience in the environmental, engineering, and/or construction management industries. 
12 years of experience in Property Condition Assessments (PCAs), and Phase I Environmental Site 

Assessments (ESAs)  
2 years of experience in construction management  
Experienced in CMBS, Equity, Fannie, Freddie, HUD, and State Housing Authority PCAs and ESAs  
 
Experience Summary 
Mr. Swan serves as a Project Manager for Partner Engineering and Science, Inc. (Partner), managing Property 
Condition Assessments (PCAs), and Phase I Environmental Site Assessments in accordance with EPA’s All 
Appropriate Inquiry (AAI). 
 
Mr. Swan has served in the environmental and engineering due diligence industry as a Relationship 
Manager, Project Manager, and Staff Assessor while based in Chicago (2004-2005), and Metro Detroit 
(2005-Present).  Responsibilities focused on direct contact with select national and local clients, and all 
aspects of project management, field work and report preparation regarding various types of ESAs, PCAs, 
as well as Construction Contract Management, and Construction Progress Monitoring.   
 
Prior to entering the due diligence industry, Mr. Swan served as a Construction Project Manager (2002-
2004), based in Downtown Chicago and Northwest Indiana.  Responsibilities focused on managing facade 
and parking garage restoration projects for several high-rise condominium clients in Chicago and Florida.  
Mr. Swan bid on restoration projects designed by several Chicago structural engineering firms; negotiated 
change orders, project costs, schedules and proposals with owners, engineers, and subcontractors; and, 
managed all other aspects including estimates, submittals, cost management, ordering, progress meetings, 
quality control, quantity inspection, and invoicing.   
 
Project Experience 
Construction Management, Residential Condominiums, Chicago and Florida.  Construction Project Manager 
of $3 million of high-rise residential condominium façade and parking garage restoration projects in 
Chicago and Florida, including the +$1 million façade and rooftop pool deck restoration of a 95-unit 25-
story condo building in Lincoln Park, Chicago, and the concrete balcony restoration of a 5-story oceanfront 
resort in Cape Canaveral, FL. 



 
Nick Swan 

 Project Manager 
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Project Management, Grocery Store Retail Equity ESA/PCA Portfolio, National.  Project Manager of 498-site 
national grocery store portfolio as part of a $9.2 billion acquisition by the second largest supermarket chain 
in North America. 
 
Project Management, Parking Garage ESA/PCA CMBS Portfolio, National.  Project Manager of a 125-site 
national parking garage portfolio as part of a $1 billion acquisition by a private equity investor group 
financed through two major lenders.  
 
Project Management, Industrial ESA/PCA Equity Portfolio, National.  Project Manager of 40-site national 
industrial portfolio of primarily single-tenant manufacturing. 
 
Project Management, Office ESA/PCA CMBS Reports (Acquisition Financing), Detroit, MI.  Project Manager of 
Compuware Building in Downtown Detroit, a one-million-square-foot high-rise office headquarters, as part 
of a $142-million acquisition. 
 
Reviewer, Hotel PCA Bank/Debt Reports, Florida.  Reviewer of five-site portfolio of Florida oceanfront high-
rise hotels totaling 1,000 guest rooms. 
 
Project Management, Multifamily ESA/PCA Fannie Mae Reports 

 229-unit multifamily property near Birmingham, AL. 
 315-unit, 8-story seniors housing property, including commercial space in Oakland, CA   
 3-site portfolio of multifamily properties near Houston, TX (740 units total). 

 
Project Management, Multifamily ESA/PCA Freddie Mac Reports (Refinance), National.  Project Manager of 
8-site portfolio of multifamily properties across the country (992 units total). 
 
Project Management, GSA ESA/PCA Bank/Debt Portfolio (Acquisition Financing), National.  Project Manager 
of national six-site governmental service portfolio including FBI, CBP & DOT. 
 
Project Management, Peer Review of Phase I and II ESA Bank/Debt Reports, Chicago.  Project Manager of a 
peer review project involving the peer review of Phase I and II ESA reports prepared by a third-party 
consulting firm who was not on the lender’s preferred vendor list.  The Chicago site was vacant land and 
formerly occupied by heavy manufacturing. 
 
Contact 
nswan@partneresi.com 
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          March 15, 2022 
 
To Whom it May Concern, 
 
This week I had the opportunity to meet with Sam Surnow and Stephen Blum, President and 
Vice President of Operations and Strategy, respectively, for The Surnow Company. I am 
grateful for the time they took to both learn about the needs of St. James Episcopal Church and 
to share their plans. At that time I was able to see some renderings of their proposed five story 
mixed use addition at 151 Martin St. I believe the building will be a significant upgrade from the 
parking lot currently in that place and am particularly grateful for the planned 10 foot setback 
between our buildings that will effectively add to green space, views, and light for both of our 
buildings. I am happy to discuss this further and am looking forward to staying in regular 
contact with The Surnow Company so we can help each other accomplish our goals.  
 
Faithfully, 

 
The Rev. Josh Hoover  
(Rector)  
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300 Madison Avenue             Suite 900            Toledo, Ohio 43604            Phone (419) 255-9171         Fax (419) 255-1745

August 13, 2018

United Farm Family Life Insurance Company & United Farm Family Mutual Insurance Company
c/o Jason Krcmery
225 South East Street, Suite 735
Indianapolis, Indiana  46202

RE: The Surnow Building
@ 320 Martin Street
Birmingham, Michigan 48009

Dear Mr. Kremery:

At your request, we have performed an appraisal report of the real property named above.  The appraisal states our 
opinion of the Market Value as defined by USPAP of the Leased Fee Interest in the property “As Is” subject to 
various Assumptions and Limiting Conditions described in the accompanying report. The physical viewing and 
analysis that form the basis of the valuation have been conducted by the undersigned. 

The function of the appraisal is to assist in underwriting or credit decision making.  The client and intended-user is
United Farm Family Life Insurance Company & United Farm Family Mutual Insurance Company and/or affiliates.

This valuation consists of an appraisal conforming to generally accepted appraisal standards as evidenced by Title 
XI of FIRREA and the Uniform Standards of Professional Appraisal Practice (USPAP) adopted by the Appraisal 
Standards Board of the Appraisal Foundation. It is presented under Standards Rule 2-2(a).

No responsibility has been assumed for matters legal in nature, nor has any opinion on title been rendered and this 
appraisal assumed marketable title.  Liens and encumbrances, if any, have been disregarded and the property 
appraised as though free of indebtedness.

Employment in and compensation for making this report are in no way contingent upon the value reported and we 
certify that we have no present or future interest in the subject property. 

Based on the analysis presented in the following report, it is our opinion that the Market Value of the Leased Fee 
Interest in the subject property, “As Is,” as of July 31, 2018, was:

$5,700,000

Five Million Seven Hundred Thousand Dollars

This valuation is for 100% real estate.

We hereby certify that to the best of our knowledge and belief, the statements contained within this appraisal report 
and upon which the opinions expressed herein are based, are correct, subject to the limiting conditions. 

Implicit within this valuation is an exposure time of 12 to 24 months for the proposed subject improvement, which is 
believed reasonable for this type of property.

T H E W I L L I A M F A L L G R O U P

Real Estate Valuation and Analysis



300 Madison Avenue             Suite 900            Toledo, Ohio 43604            Phone (419) 255-9171         Fax (419) 255-1745

We trust that this report meets with your requirements, but if further service is needed, please contact us.

On behalf of The William Fall Group,

Michael D. Stout
Ohio General Appraiser 2006006974
Michigan Certification 1201073216
Indiana Certification CG41001297
Pennsylvania Certification GA004103

William Fall MAI, SRA, ASA
Ohio General Appraiser 380178
Michigan Certification 1201000227
California General Certified, Certification No. AG043881
Indiana General Certified, License # CG40901110
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I. INTRODUCTION

SUMMARY OF SALIENT FACTS

LOCATION: 320 Martin Street, Birmingham, Oakland County, Michigan 

48009

EFFECTIVE DATE OF VALUE: July 31, 2018 As Is

DATE OF VIEWING: July 31, 2018 As Is

PROPERTY INTEREST APPRAISED: Leased Fee 

SITE DATA:

LAND AREA: 0.57 +/- acres (assessor records)

ZONING: B4-Business Residential by the City of Birmingham

TOXIC WASTE: None noted by or reported to the appraiser

HIGHEST AND BEST USE:

AS VACANT: Commercial development 

AS IMPROVED: Multi tenanted office use 

IMPROVEMENT DATA:

TYPE: Single Story Office Building

YEAR BUILT: 1935, 2010 renovation of approximately $2,078,000

SIZE: 20,000 SF GBA

16,933 SF NRA 84.7% efficient

OCCUPANCY: 100%

OVERALL CONDITION: Above Average

VALUE INDICATORS
COST APPROACH............................................................................................................Not Developed

SALES COMPARISON APPROACH .............................................................................$5,800,000

INCOME APPROACH...................................................................................................... $5,650,000

MARKET VALUE OF THE LEASED INTEREST 

AS OF THE APPRAISAL DATE .....................................................................................$5,700,000

SPECIAL ASSUMPTIONS: Please refer to the complete list of Assumptions 
and Limiting Conditions included in this report.
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CERTIFICATION
I hereby certify that I did not personally view the subject property, have considered the factors affecting its 

valuation, and have formed an opinion of value, of a specified amount as of a specified time. Except as otherwise 

noted in this report, I hereby certify that to the best of my knowledge and belief:

1. The statements of fact contained in this report, upon which the analysis, opinions and conclusions are 

based, are true and correct.

2. The reported analysis, opinions and conclusions are limited only by the reported assumptions and limiting 

conditions, (imposed by the nature of the assignment or the undersigned) and are my personal, impartial 

and unbiased professional analysis, opinions and conclusions.

3. I have no present or prospective future interest in the property that is the subject of this report, and no 

personal interest with respect to the parties involved.

4. I have no bias with respect to the property that is the subject matter of this appraisal report or the parties 

involved with this assignment.

5. My engagement in this assignment was not contingent upon developing or reporting predetermined results.

6. My compensation for completing this assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the value 

opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 

intended use of this appraisal.

7. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the requirements of the Code of Professional Ethics & Standards of Professional Appraisal 

Practice of the Appraisal Institute, the American Society of Appraisers and the Appraisal Foundation which 

include the Uniform Standards of Professional Appraisal Practice.  

8. No one other than the undersigned and Michael Stout provided significant professional assistance to the 

person signing this report. 

9. I hereby certify that I have not previously performed any services regarding the subject property within the 

prior three years of the effective report date (per the Conduct Section of 2018-2019 USPAP).

9. As of the date of this report, I, William Fall, have completed the requirements under the continuing 

education program of the Appraisal Institute.

10. I certify that the use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives.

11. I am presently certified under the continuing education program of the American Society of Appraisers.



The William Fall Group               Introduction 3

12. I am presently certified by the State of Ohio as a Class GA Real Estate Appraiser, Certification No. 380178 

through June 18, 2019 and by the State of California as a Certified General Real Estate Appraiser, 

Certification No. AG043881 through September 24, 2019. I am certified by the State of Michigan as a State

Certified Real Estate Appraiser through July 31, 2020, Permanent ID No. 1201000227 and by the State of 

Indiana as a Certified General Real Estate Appraiser, License # CG40901110, through June 30, 

2020. Appraisers in the State of Michigan are required to be licensed by the Department of Licensing and 

Regulatory Affairs in the State of Ohio by the Division of Real Estate and Professional Licensing., in 

Indiana by The Indiana Real Estate Board and in California by the Office of Real Estate Appraisers. 

William Fall, MAI, SRA, ASA
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CERTIFICATION

I hereby certify that I did personally view the subject property and have considered the factors affecting its 

valuation, and have formed an opinion of value with William Fall of a specified amount as of a specified time.  

Except as otherwise noted in this report, I hereby certify that to the best of my knowledge and belief:

1. To the best of my knowledge and belief, the statements of fact contained in this report, upon which the 

analysis, opinions and conclusions are based, are true and correct.

2. The reported analysis, opinions and conclusions are limited only by the reported assumptions and limiting 

conditions, (imposed by the nature of the assignment or the undersigned) and are my personal, impartial 

and unbiased professional analysis, opinions and conclusions.

3. I have no present or prospective future interest in the property that is the subject of this report, and no 

personal interest with respect to the parties involved.

4. I have no bias with respect to the property that is the subject matter of this appraisal report or the parties 

involved with this assignment.

5. My engagement in this assignment was not contingent upon developing or reporting predetermined results.

6. My compensation for completing this assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the value 

opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 

intended use of this appraisal.

7. The reported analyses, opinions and conclusions were developed, and this report has been prepared, in 

conformity with the requirements of the Code of Professional Ethics & Standards of Professional Appraisal 

Practice of the Appraisal Institute and the Appraisal Foundation which include the Uniform Standards of 

Professional Appraisal Practice.  

8. No one other than the undersigned, and William Fall provided significant professional assistance to the 

person signing this report.  

9. I hereby certify that I have not previously performed any services regarding the subject property within the               

prior three years of the effective date (per the Conduct Section of 2018-2019 USPAP).

10. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives.
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11.    I am presently certified by the State of Ohio as a General Certified Real Estate Appraiser through January 

10, 2019 Certification No. 2006006974.  I am certified by the State of Michigan as a State Certified Real 

Estate Appraiser through July 31, 2020, Permanent ID No. 1201073216, by the State of Indiana as a 

Certified General Real Estate Appraiser, License # CG41001297, through June 30, 2020 and by the 

Commonwealth of Pennsylvania as Certified General Real Estate Appraiser #GA004103. Appraisers in the 

State of Michigan are required to be licensed by the Department of Licensing and Regulatory Affairs, in the 

State of Ohio by the Division of Real Estate and Professional Licensing, in Indiana by The Indiana Real 

Estate Board and by the Commonwealth of Pennsylvania by the Department of State Bureau of Professional 

and Occupational Affairs.

Michael D. Stout
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II. PREMISES

Assumptions and Limiting Conditions

This appraisal is subject to the following assumptions and limiting conditions.

1) The appraiser undertook no survey of the subject property.

2) No responsibility is assumed by the appraisers for matters which are of a legal nature, nor 

is any opinion on the title rendered herewith.  Good and marketable title is assumed.

3) The information contained herein has been gathered from sources deemed to be reliable.  No responsibility 

can be taken by the appraisers for its accuracy.  Correctness of estimates, opinions, dimensions, sketches 

and other exhibits which have been furnished and have been used in this report are not guaranteed.  The 

value estimate rendered herein is considered reliable and valid only as of the date of the appraisal due to 

rapid changes in the external factors that can significantly affect the property value.

4) This study is to be used in whole and not in part.  No part of it shall be used in conjunction with any other 

appraisal.  Publication of this report or any portion thereof without the written consent of the appraiser is 

not permitted.

5) The appraisers herein, by reason of this report, are not required to give testimony in court with reference to 

the property appraised unless notice and proper arrangements have been previously made therefore.

6) The value estimate assumes responsible ownership and competent management.  The appraiser assumes no 

responsibility for any hidden or unapparent conditions of the property, subsoil, or structures which would 

render it more or less valuable.  No responsibility is assumed for such conditions, or for engineering which 

are required to discover such factors.

7) Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, 

public relations, news, sales or other media without the written consent and approval of the authors, 

particularly as to valuation conclusions, the identity of the appraisers, or the firm with which they are 

connected, or any reference to the Appraisal Institute or the Appraisal Foundation.

8) That all mortgages, liens, encumbrances and leases have been disregarded except as specified within the 

report.

9) That it is assumed that all applicable zoning and use regulations and restrictions have been complied with 

unless a nonconformity has been stated, defined, and considered in the appraisal report.

10) That it is assumed that all required licenses, consents or other legislative or administrative authority from 

any local, state or national governmental or private entity or organization have been or can be obtained or 

renewed for any use on which the values contained in this report are based.

11) That it is assumed that the utilization of the land and improvements is within the boundaries or property 

lines of the property described and that there is no encroachment, trespass, or easement unless stated within 

the report.

12) That this appraisal involves the real estate only and does not include equipment or personal property, unless 

otherwise stated.
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13) The projections of income and expenses, including the reversion at time of resale, are not predictions of the 

future.  Rather, they are the best estimate of current market thinking of what future trends will be. No 

warranty of representation is made these projections will materialize.  The real estate market is constantly 

fluctuating and changing.  It is not the task of the appraiser to estimate the conditions of a future real estate 

market, but rather to reflect what the investment community envisions for the future in terms of 

expectations of growth in rental rates, expenses, and supply and demand.

14) Unless otherwise stated within this report, the existence of any hazardous material, which may or may not 

be present on the subject property, was not observed by the appraiser.  The Market Value Estimate is 

predicated on the assumption that there is not a significant amount of hazardous material on or in the 

subject property that would cause a loss in value. However, no responsibility is assumed for any such 

conditions, or for any expertise or engineering knowledge required to discover them.  Thus, we recommend 

engaging an expert in this field to determine if any such conditions exist.

15) That no environmental impact studies were either requested or made in conjunction with this appraisal, and 

the appraiser hereby reserves the right to alter, amend, revise or rescind any of the value opinions, based 

upon any subsequent environmental impact studies, research or investigation.

16) That this appraisal was prepared for stated purposes and will not be used for any other purpose, or 

published, in whole or in part, without the written consent of the appraisers.

17) The improvement is considered to be within the lot line and except as noted herein, is in accordance with 

local zoning and building ordinances.  Any plots, diagrams and drawings found herein are to facilitate and 

aid the reader in picturing the subject property and are not meant to be used as references in matters of 

survey.

18) The property is appraised as though under reasonable ownership and competent management.

19) The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  I have not made a 

specific compliance survey and analysis of this property to determine whether or not it is in conformity 

with the various detailed requirements of the ADA.  It is possible that a compliance survey of the property, 

together with a detailed analysis of the requirements of the ADA, could reveal that the property is not in 

compliance with one or more of the requirements of the Act.  If so, this fact could have a negative effect 

upon the value of the property.  Since I have no direct evidence relating to this issue, I did not consider 

possible non-compliance with the requirements of ADA in estimating the value of the property.

20) That acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing limiting 

conditions.
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PROPERTY IDENTIFICATION/PURPOSE/FUNCTION/DATE

PROPERTY IDENTIFICATION

320 Martin Street, Birmingham, Oakland County, Michigan 48009

The property is identified for real estate tax purposes as Oakland County Parcel no.: 08-19-36-127-004

LEGAL DESCRIPTION

See addendum.

PROPERTY OWNERSHIP AND RECENT SALES HISTORY

The subject property is presently owned by 320 Investments, LLC.  The property was purchased as a post office for 

$1,879,000 in 2010.  Since the purchase, the ownership has put in $2,078,000 in renovation costs to upgrade and 

turn this into a multi-tenant building.  The building is a Class A Office building in the heart of Birmingham.  There 

have been no transfers in the past three years.  There are no offers pending or listing on the subject currently.  

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the Leased Fee Interest of the subject property. 

FUNCTION OF THE APPRAISAL

The function of this appraisal is to assist in the loan underwriting process. The client and intended user is United 

Farm Family Life Insurance Company & United Farm Family Mutual Insurance Company and / or its assigns.

DATE OF VALUE AND PROPERTY VIEWING

The effective date of the appraisal: July 31, 2018 As Is.

The date of the observation: July 31, 2018.
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SCOPE OF THE APPRAISAL 

The scope of this appraisal is to view the subject property, consider market characteristics and trends, collect and 

analyze pertinent data and develop a conclusion about the property's market value, “as is” as of the effective date 

utilizing the Sales Comparison Approach and the Income Approaches to Value. The insurable value was also 

provided.  Many considerations will be indirectly implied even when not mentioned in this report due to the nature 

of this assignment.  Market research for this appraisal was gathered from numerous sources including but not limited 

to the following: 

Public records of Oakland County and Birmingham

Owner representative – Sam Surnow

Associate appraisers from within the William Fall Group

Local real estate brokers, appraisers and market participants

LoopNet, CoStar Commercial Comparable Database and internal files

Our primary emphasis in the data research process originally centered on the area in which the subject property is 

located, which is the Birmingham and Metro Detroit, Michigan market area.  We also expanded our search to 

include other comparable suburban communities with similar demographics, growth patterns and locational features 

located in the Greater Detroit region.  

We personally reviewed each improved sale and lease used in this report and made a determination of comparability 

based on factors including but not limited to; location, design/quality, size, shape, amenities and market conditions.  

Similar office sales were utilized, we verified with individuals involved or familiar with each transaction to 

determine if they were arm’s length and to discover other factors such as availability of utilities, time on the market, 

financing and buyer seller motivation, when possible.  The sales researched were also verified through the local 

auditor’s office, multiple listing services, brokers, sellers or purchasers if possible.

The appraiser considered all three approaches to value, and in this instance as noted above based upon the appraiser’s 

research and analysis, which included considering the expectations from peer appraisers for the subject assignment, the 

sales and income approaches were considered relevant to develop a credible value conclusion.

The Cost Approach begins with an estimate of land value.  An adequate number of vacant land sales are presented 

followed by adjustments as necessary. Then, the cost to reproduce or replace the existing structure and its related 

site improvements is estimated (including direct costs, indirect costs, and entrepreneurial incentive or developer's 

profit).  There are several techniques available from which to estimate costs, and selection of an appropriate method 

is dependent upon many variables. This method is not developed in this appraisal of an older building.
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The Sales Comparison Approach is most viable when an adequate number of properties of similar types have been 

sold.  In this approach, a value indication is derived by comparison of properties comparable to the subject property.  

Adjustments are made, indicating a range in which the value of the subject falls.  Adjustments are made according to 

condition of sale, financing terms, market conditions (time), location, physical characteristics, and income 

characteristics. These adjustments will be developed into a unit of measure applied against the subject to give the 

estimated most probable selling price. The Sales Comparison Approach was developed in conjunction with this 

appraisal and was given emphasis.

The Income Approach measures the present value of future benefits.  Cash flows and reversion of the property 

upon sale are capitalized into a present value, explicitly over a designated holding period or capitalized implicitly 

using direct capitalization against the first years’ stabilized net operating income.  The Income Approach, like the 

Sales Comparison and Cost Approaches, requires extensive research.  The appraiser estimates gross potential 

income, allows for vacancy and credit allowance, adds other income relative to the project, and deducts operating 

fixed and variable expenses, arriving at net operating income before income taxes and depreciation allowances.  It is 

the NOI that is capitalized using either a ratio model such as direct capitalization, or a yield model such as 

Discounted Cash Flow.  The subject as a leased property has income producing characteristics, which would appeal 

to a local or regional investor/purchaser wanting to have a return on their investment.  Therefore, the Income 

Approach was utilized and has been given emphasis.

In the final step, the approaches to value applied in this instance were reconciled based upon the appropriateness and 

strengths and weaknesses of each approach and thereafter are weighted against one another and a single dollar amount or 

range was concluded.  

Competency of Appraiser

Michael D. Stout and William Fall have prior experience and familiarity with this property type, hence it is 

reasonable to conclude that the stated appraiser(s) comply with the Competency Provision of USPAP.  Additionally, 

input was sought from market participants active in this type of property that further reinforced the background and 

conclusions developed.  Appropriate sources are identified as needed.
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PROPERTY INTEREST APPRAISED

LEASED FEE INTEREST (aka Leased Fee Estate) (Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. 

(Chicago: Appraisal Institute, 2015)).

Leased Fee Interest is “the ownership interest held by the lessor, which includes the right to receive contract rent 

specified in the lease plus the reversionary right when the lease expires.”
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DEFINITION OF MARKET VALUE

MARKET VALUE

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely revealed 

terms, for which the specified property rights should sell after a reasonable exposure  in a competitive under all 

conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-

interest, and assuming that neither is under undue duress

Implicit in this definition are the consummation of a sale as of a specified date and the passing of title from seller to 

buyer under conditions whereby:

1) Buyer and seller are typically motivated;

2) Both parties are well informed or well advised, and acting in what they consider their best interests;

3) A reasonable time is allowed for exposure in the open market;

4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto, 

and

5) The price represents the normal consideration for the property sold unaffected by special or creative 

financing or sales concessions granted by anyone associated with the sale.

(Sources: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015) 

and The Code of Federal Regulations (12 CFR 34.42 2 [g]).).

AS IS MARKET VALUE (as defined in The Federal Register, Volume 75, No. 237, p. 77471)

The estimate of the market value of real property in its current physical condition, use and zoning as of the appraisal 

date.  (Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 

2015).

(Proposed Interagency Appraisal and Evaluation Guidelines, OCC-4810-33-P 20%)
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III. DATA PRESENTATION

NEIGHBORHOOD DATA

A neighborhood may be defined as a group of complimentary land uses.  Social, economic, governmental and 

environmental forces all affect property value in the vicinity of a subject property, which, in turn, directly affects the 

value of the property itself.  Thus, it is common practice to delineate a neighborhood’s boundaries, which is an area 

within which the forces affect all surrounding properties in the same way they affect the subject.  The subject is in 

an established suburban submarket that is 95-100% built up. 

The subject is a single story Class A multi-tenant general office building that is located on south side of the northwest 

corner of Martin Street and Bates Street in downtown Birmingham, Michigan.  east side of North Old Woodward, south 

of Euclid Avenue in Birmingham, Michigan.  The building is just south of Maple the main through fare traveling east 

and west through Birmingham.  There is good onsite parking of 23 spaces with 8 covered, on street parking and a public 

parking garage 500 feet west of the subject.  Visibility is strong.

The downtown area of Birmingham is a vibrant upscale shopping area with shops, restaurants and service oriented 

retail, such as salons.  The overall area/neighborhood is generally located in central, southern Oakland County.  The 

immediate market and neighborhood is considered the City of Birmingham, however the subject is located in 

southern Oakland County and is influenced by communities in both areas. Strong market influences include 

neighboring Bloomfield Hills, Sterling Heights, Royal Oak and Troy. Overall the property is located along a 

downtown commercial corridor within a commercial/retail area that is primarily influenced by the surrounding 

neighborhoods and population base.  Other nearby uses is retail with residential neighborhoods on interior parcels.  

Although there are few vacant parcels in the area for development, some older properties in the area have been 

recently redeveloped with signs of new, modern retail construction that is primarily along major roads and near 

major intersections. 

The subject has a good connection to the surrounding area freeway system.  I-75 is approximately two miles west of 

the subject and connects to the Metro-Detroit freeway network.  These highways as a collective group provide good 

accessibility to the overall Metro-Detroit Metropolitan Area and Southern Michigan.  The uses surrounding the 

subject include office, retail and residential uses.

The subject’s immediate area consists of a general mix of commercial/retail facilities with various uses of retail and 

some office.  Along Martin is the Municipal offices, including the police station, a large park and the public library.  

The subject is the former post office until 2009.  To the east and south of the subject are retail developments with 

restaurants, offices and parking structures.  Levels of vacancy in the surrounding area have been minor over recent 

years however, in many cases vacancy is within acceptable levels, although reaching highest levels in recent 

decades. In many cases, the properties that have experienced extended vacancy are older, special use properties (i.e. 

furniture, carpet stores and restaurants/bars, etc.).  
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This vicinity is about 95% to 100% built-up with most development having occurred in the 1900’s to 1990’s.  

Remaining vacant siteage would probably be developed along previously determined trends that being commercial 

or residential.  Residential properties are some of the highest priced values per square foot in the State of Michigan 

with most development coming from the razing of existing homes and new construction.   Overall prospects for the 

surrounding area remain adequate for development of above average quality, modern commercial types of 

properties.



    

Plat Map 
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SITE DESCRIPTION

Location:

The subject property is situated on the northwest corner of Martin Street and Bates Street, in Birmingham, 

Oakland County, Michigan.

Shape/ Frontage:

The subject is rectangular in shape and has frontage along both Martin and Bates Streets.

Area:

The subject has a total area of about 0.57 acres (assessor’s records). 

Topography:

The subject property is level and is at normal grade with the adjoining properties and at street level.

Street Improvements:

Martin Street and Bates Street are both two lane asphalt paved roadway with curbs and stop signs signs at 

major intersections, including the subject corner. There is angled street parking along Martin Street in front 

of the subject.  

Soil Condition:

No soil report of the subject property has been made available or reviewed; however, it is assumed and 

appears that the soil is of satisfactory load-bearing capacity to support the proposed structure.  No evidence 

to the contrary was observed upon the physical viewing of the property.  Drainage of the site appears to be 

adequate.

Utilities:

The subject site is serviced by electric, natural gas, public water/sewer and telephone. Utilities are assumed 

adequate. 

Access:

Access to the subject site is from a single curb cut along Bates Street to the rear of the building.

Land Use Restrictions:

Although no authoritative report of title was provided or reviewed, for this report, there does not appear to 

be any easements, encroachments, or restrictions that would adversely affect the utilization of the site.  A 

survey is recommended for final determination of any such adverse conditions.

Zoning:

The subject is zoned B4- Business Residential District. The subject’s use as a multi tenanted office facility 

is a legally conforming use per the City of Birmingham zoning code and the B4 classification. 

Flood Hazard:

The subject is in a flood plain according to Community Panel #260168-26125C0537F of the National 

Flood Insurance Rate Map, effective date 9/29/2016.  The subject is in Flood Hazard Zone X and therefore, 

does not appear to require flood insurance.  However, further inquiry is recommended.
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Toxic Waste:

No toxic waste was noted by the appraisers.

Environmental Disclaimer:

Unless otherwise stated within this report, the existence of any hazardous material, which may or may not 

be present on the subject property, was not observed by the appraiser.  The Market Value Estimate is 

predicated on the assumption that there is not a significant amount of hazardous material on or in the 

subject property that would cause a loss in value.  However, no responsibility is assumed for any such 

conditions, or for any expertise or engineering knowledge required to discover them.  Thus, it is 

recommended to engage an expert in this field to determine if any such conditions exist. There was no 

evidence that any surrounding or nearby land uses poses any hazard or has a detrimental influence on the 

subject site. 

Conclusion:

The subject site is sufficient in size to support the improvements and has ample onsite parking for 

employees and customers. The site is at normal grade, drainage and utilities appear to be adequate. The use 

is a legal conforming use per zoning code. Ingress and egress to the site are adequate. Frontage and depth 

relationship is adequate.  Overall site rating is considered above average.



Flood Map Report 
For Property Located At

320 MARTIN ST 100, BIRMINGHAM, MI 48009-1486 
Report Date: 08/01/2018 County: OAKLAND, MI

Flood Zone Code Flood Zone Panel Panel Date

X 260168 - 26125C0537F 09/29/2006

Special Flood Hazard Area (SFHA) Within 250 ft. of multiple flood zones? Community Name

Out No BIRMINGHAM

Flood Zone Description: 
Zone X-An area that is determined to be outside the 100- and 500-year floodplains.

Page 1 of 2RealQuest.com ® - Report

8/1/2018http://pro.realquest.com/jsp/report.jsp?&client=&action=confirm&type=getreport&recordno...
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BUILDING IMPROVEMENT DESCRIPTION

The subject facility is a 20,000 SF (gross building area) with 16,933 rentable.  The building is a former post office 

with brick, stone and concrete block construction.  Floor and roof structures are steel beam construction.  There is a 

full basement that has a common area with tables, chairs and kitchen in the center with surrounding office suites,

two restrooms are on this floor. The main floor has an open staircase with a larger foyer and individual office suites.  

There is a mezzanine level that is included in the square footage.  

The building was renovated in 2009 after the purchase from the US Post office.  The mezzanine level was exposed 

and the entire building was renovated with very few elements of the original post office remaining.  The office 

spaces have glass walls and doors for a very modern look.  The common areas and the foyer areas provide a 

community style break areas and common conference rooms throughout the building.  HVAC are furnaces and heat 

pumps with full gas powered heat and air condition.  The general condition is above average for its age.

General Data:

Year Built 1936 as a US post office, extensive renovations were 
completed in 2009, in the amount of $2,078,000.

Building Area 20,000 SF Gross Building area

16,933 SF Net Rentable area (84.7%)

Eave Height 20’

Building Efficiency Average, common areas are shared work spaces, including 
conference rooms, kitchen areas and break rooms

Remaining Economic Life: 35 years

Deferred Maintenance/Obsolescence: No functional or economic obsolescence is noted.

Construction Detail:

Foundation Concrete walkout basement level

Framing Masonry/steel

Floors Concrete/steel

Exterior Walls Standard brick, and stone

Roof Structure Steel truss and deck

Roofing Rubber Membrane

Windows Vinyl windows that are functional. Replace in the 1990s

Doors Exterior Entrance – Glass / Steel / Wood
Interior – Solid core wood and glass
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Mechanical Detail:

Heating and Cooling 14 Gas forced air & central air conditioning (roof mounted)

Electrical Service Adequate

Plumbing Multiple restrooms (five)

Fire Protection Fire extinguishers, full wet sprinkler system

Elevator None

Interior Finish:
Layout Individual suites with nicely furnished and designed common 

areas.  Scattered restrooms in common areas.  Kitchen area in 
basement level common area.

Ceilings All open to the metal trusses and wood structure

Walls Painted drywall, brick, concrete and unique tenant improved 
glass and wood

Floor Covering Carpet, open concrete tile and wood

Lighting Fluorescent, incandescent 

Site Improvements:

Lighting Building lights

On-Site Parking Asphalt paved parking spaces, 23 total, 8 are covered spaces 
with metal canopy

Landscaping Above Average
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TAX AND ASSESSMENT ANALYSIS

According to Michigan law, property taxes are initially established based on fifty percent of the true cash value 

(TCV) of a property.  However, in 1994, the State of Michigan passed a tax reform act that substantially affected the 

calculation of taxes.  According to this new legislation, effective for 1995, property taxes will be calculated based on 

Taxable Value, which is defined as the lesser of:

1.  The State Equalized Value (SEV), defined as the AV (50 percent of TCV), adjusted by equalization factors, or

2.  The Capped Value, defined as the previous years Taxable Value, minus capital losses, increased by the lessor of 

the CPIU or five percent, plus capital additions.

The exception to this rule takes effect when the property is sold.  Upon a sale of the property, the Taxable Value 

reverts to the SEV.  The sale of a property includes any of the following actions.

1.  Transfer by deed.

2.  Transfer by land contract.

3. Conveyance by lease, if the total duration of the lease, including the initial term and all options, is longer than 35 

years; or the lease grants the lessee the right to purchase the property at less than 80 percent of the property's 

projected true cash value at the termination of the lease.

4.  Transfer of more than a 50 percent interest in a corporation or partnership that owns the property.

A transfer by foreclosure or forfeiture of a recorded instrument is not however, considered a change in ownership for 

the calculation of taxes.

2018 State Equalized Value = $1,843,630 (50% of market value assessment)

2018 Taxable Value = $1,383,930

2018 Actual Taxes = $72,817.70
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IV. ANALYSIS AND CONCLUSIONS

MARKET ANALYSIS (General Summary)
General Market: Detroit MSA

Sub-Class/Type: General Office

Market Analysis (General Summary)

The objective of this section is to gather, analyze, and present as many market components as reasonably possible.  The 

conclusions contained in this section are based on the best judgments of the analyst; we make no guarantees or 

assurances that the projections or conclusions will be realized as stated.  It is our function to provide our best effort in 

data collection and to express opinions based on our evaluations.  At all times, we are acting as an unbiased, third party 

principal. 

2018 MID YEAR COSTAR DETROIT OFFICE MARKET REPORT

The Detroit Office market ended the first quarter 2018 with a vacancy rate of 9.9%. The vacancy rate was down 

over the previous quarter, with net absorption totaling positive 292,832 square feet in the first quarter. Vacant 

sublease space increased in the quarter, ending the quarter at 542,587 square feet. Rental rates ended the first quarter 

at $19.03, a decrease over the previous quarter. A total of six buildings delivered to the market in the quarter totaling 

58,230 square feet, with 1,673,811 square feet still under construction at the end of the quarter.

Absorption

Net absorption for the overall Detroit office market was positive 292,832 square feet in the first quarter 2018. That

compares to positive 343,520 square feet in the fourth quarter 2017, positive 274,063 square feet in the third quarter 

2017, and positive 864,739 square feet in the second quarter 2017. Tenants moving out of large blocks of space in 

2018 include Thomas Reuters moving out of 40,648 square feet at 5400 Data Ct in Avis Farms Building VIII, in 

Ann Arbor and CoreSource moving out of 24,700 square feet at 35501-35735 Mound Rd in Liberty Professional 

Center Building C. Tenants moving into large blocks of space in 2018 include Microsoft Technology Centers

moving into 43,794 square feet at One Campus Martius and Google moving into 30,085 square feet at 52 E Henry St 

in the Detroit Events Center, adjacent to Little Caesars Arena. The Class-A office market recorded net absorption of

negative (69,481) square feet in the first quarter 2018, compared to positive 151,630 square feet in the fourth quarter 

2017, positive 91,687 in the third quarter 2017, and positive 108,889 in the second quarter 2017. The Class-B office 

market recorded net absorption of positive 391,168 square feet in the first quarter 2018, compared to positive 

100,149 square feet in the fourth quarter 2017, positive 97,917 in the third quarter 2017, and positive 640,195 in the

second quarter 2017. The Class-C office market recorded net absorption of negative (28,855) square feet in the first 

quarter 2018 compared to positive 91,741 square feet in the fourth quarter 2017, positive 84,459 in the third quarter 

2017, and positive 115,655 in the second quarter 2017. Net absorption for Detroit’s central business district was

negative (178,860) square feet in the first quarter 2018. That compares to negative (51,214) square feet in the fourth 



The William Fall Group Analysis and Conclusions 25

quarter 2017, positive 48,133 in the third quarter 2017, and positive 11,263 in the second quarter 2017. Net 

absorption for the suburban markets was positive 471,692 square feet in the first quarter 2018. That compares to 

positive 394,734 square feet in fourth quarter 2017, positive 225,930 in the third quarter 2017, and positive 853,476 

in the second quarter 2017.

Vacancy

The office vacancy rate in the Detroit market area decreased to 9.9% at the end of the first quarter 2018. The

vacancy rate was 10.0% at the end of the fourth quarter 2017, 10.2% at the end of the third quarter 2017, and 10.3% 

at the end of the second quarter 2017, end of the first quarter 2018, 11.7% at the end of the fourth quarter 2017, and 

12.1% at the end of the third quarter 2017 as well as at the end of the second quarter 2017. Class-B projects 

reported a vacancy rate of 10.8% at the end of the first quarter 2018, 11.1% at the end of the fourth quarter 2017, 

11.3% at the end of the third quarter 2017, and 11.2% at the end of the second quarter 2017. Class-C projects 

reported a vacancy rate of 6.2% at the end of the first quarter 2018, 6.1% at the end of fourth quarter 2017, 6.3% at 

the end of the third quarter 2017, and 6.6% at the end of the second quarter 2017. The overall vacancy rate in 

Detroit’s central business district at the end of the first quarter 2018 increased to 8.6%. The vacancy rate was 7.9% 

at the end of the fourth quarter 2017, 8.4% at the end of the third quarter 2017, and 8.5% at the end of the second 

quarter 2017. The vacancy rate in the suburban markets decreased to 10.1% in the first quarter 2018. The vacancy 

rate was 10.3% at the end of the fourth quarter 2017, and 10.5% at the end of the third quarter 2017 as well as 10.5% 

at the end of the second quarter 2017.

Largest Lease Signings

The largest lease signings occurring in 2018 included: the 165,750-square-foot sublease signed by Health Alliance 

Plan of Michigan at 1414 E Maple Rd in the Troy market; the 276,250-square-foot direct deal signed by Henry Ford 

Health System at 1414 E Maple Rd in the Troy market; and the 68,305-squarefoot lease signed by Jackson-Dawson 

Communications at 1 Parklane Blvd – Parklane Towers East in the Dearborn market.

Sublease Vacancy

The amount of vacant sublease space in the Detroit market increased to 542,587 square feet by the end of the first

quarter 2018, from 345,591 square feet at the end of the fourth quarter 2017. There was 337,769 square feet vacant 

at the end of the third quarter 2017 and 293,515 square feet at the end of the second quarter 2017. Detroit’s Class-A

projects reported vacant sublease space of 316,217 square feet at the end of first quarter 2018, up from the 167,618 

square feet reported at the end of the fourth quarter 2017. There were 175,475 square feet of sublease space vacant 

at the end of the third quarter 2017, and 154,401 square feet at the end of the second quarter 2017. Class-B projects 

reported vacant sublease space of 191,469 square feet at the end of the first quarter 2018, up from the 152,841 

square feet reported at the end of the fourth quarter 2017. At the end of the third quarter 2017, there were 144,071 

square feet, and at the end of the second quarter 2017 there were 120,691 square feet vacant. Class-C projects 

reported increased vacant sublease space from the fourth quarter 2017 to the first quarter 2018. Sublease vacancy 

went from 25,132 square feet to 34,901 square feet during that time. There was 18,223 square feet at the end of the 
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third quarter 2017, and 18,423 square feet at the end of the second quarter 2017.  Sublease vacancy in Detroit’s 

central business district stood at 54,253 square feet at the end of the first quarter 2018. It was 50,962 square feet at 

the end of the fourth quarter 2017, and zero square feet was available at the end of the third quarter 2017 as well as 

at the end of the second quarter 2017. Sublease vacancy in the suburban markets ended the first quarter 2018 at 

488,334 square feet. At the end of the fourth quarter, 2017 sublease vacancy was 294,629 square feet, was 337,769 

square feet at the end of the third quarter 2017, and was 293,515 square feet at the end of the second quarter

2017.

Rental Rates

The average quoted asking rental rate for available office space, all classes, was $19.03 per square foot per year at 

the end of the first quarter 2018 in the Detroit market area. This represented a 0.8% decrease in quoted rental rates 

from the end of the fourth quarter 2017, when rents were reported at $19.18 per square foot. The average quoted rate 

within the Class-A sector was $21.75 at the end of the first quarter 2018, while Class-B rates stood at $18.73, and 

Class-C rates at $15.53. At the end of the fourth quarter 2017, Class-A rates were $21.82 per square foot, Class-B

rates were $18.76, and Class-C rates were $15.99.  The average quoted asking rental rate in Detroit’s CBD was 

$21.34 at the end of the first quarter 2018, and $18.86 in the suburban markets. In the fourth quarter 2017, quoted 

rates were $21.11 in the CBD and $19.02 in the suburbs.

Deliveries and Construction

During the first quarter 2018, six buildings totaling 58,230 square feet were completed in the Detroit market area. 

This compares to four buildings totaling 111,285 square feet that were completed in the fourth quarter 2017, three 

buildings totaling 168,977 square feet completed in the third quarter 2017, and 228,518 square feet in five buildings 

completed in the second quarter 2017. There were 1,673,811 square feet of office space under construction at the 

end of the first quarter 2018. Some of the notable 2018 deliveries include: 2775 E Grand River Ave, a 13,000-

square-foot facility that delivered in first quarter 2018 and is now 74% occupied, and 16310 W 12 Mile Rd, a 

11,556-square-foot building that delivered in first quarter 2018 and is now 100% occupied.  The largest projects 

underway at the end of first quarter 2018 were 1206 Woodward Ave, the former J.L. Hudson’s site, a 1,000,000-

square-foot mixed use building that will contain 366,000-square-foot of office space within the building, and 2125

Woodward Ave, the future Little Caesars Headquarters, a 234,000-square-foot facility that is 100% pre-leased.

Inventory

Total office inventory in the Detroit market area amounted to 216,440,522 square feet in 11,488 buildings as of the 

end of the first quarter 2018. The Class-A office sector consisted of 9,775,761 square feet in 234 projects. There 

were 3,761 Class-B buildings totaling 111,557,652 square feet, and the Class-C sector consisted of 55,107,109 

square feet in 7,493 buildings. Within the Office market there were 493 owner-occupied buildings accounting for 

24,584,807 square feet of office space.
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Sales Activity

Tallying office building sales of 15,000 square feet or larger, Detroit office sales figures fell during the fourth 

quarter 2017 in terms of dollar volume compared to the third quarter of 2017. In the fourth quarter, 18 office 

transactions closed with a total volume of $156,664,462. The 18 buildings totaled 1,924,980 square feet and the 

average price per square foot equated to $81.38 per square foot. That compares to 17 transactions totaling 

$205,224,744 in the third quarter 2017. The total square footage in the third quarter was 1,986,649 square feet for an 

average price per square foot of $103.30. Total office building sales activity in 2017 was up compared to 2016. In 

the twelve months of 2017, the market saw 62 office sales transactions with a total volume of $614,965,212. The 

price per square foot averaged $84.39. In the same twelve months of 2016, the market posted 75 transactions with a 

total volume of $433,163,366. The price per square foot averaged $85.68.

Cap rates have been higher in 2017, averaging 9.57% compared to the same period in 2016 when they averaged

8.57%. One of the largest transactions that has occurred within the last four quarters in the Detroit market is the sale 

of 2600 W Big Beaver Rd, formerly known as the Bank of America Building in Troy. This 422,155-square-foot 

office building sold for $74,000,000, or $175.29 per square foot. The property sold on 8/10/2017, at a 9% cap rate.

Submarket

The subject is part of the Bloomfield submarket, that includes the Birmingham, Bloomfield, West Bloomfield and 

Farmington Hills. The West Bloomfield Submarket has a vacancy of 9.4% for all office buildings, just under the 9.55 

vacancy rate average for the 14 submarkets.  The Birmingham area has office vacancy in the 2.9%.  The Detroit 

metropolitan area has 217,047,203 SF in 11,510 buildings.  The submarket consists of 795 buildings with 17,460,038 

square feet.  This is a strong area with increasing home prices and high demand for office and commercial space.  This 

area will be strong community for the foreseeable future.  Construction of new retail, office and residential space has 

been strong over the past several years with a new condominium development along Old Woodward.  Birmingham has 

strong district controls over redevelopment, which allows the city to enjoy good looking buildings and uses throughout 

the city.    

Micro Analysis

The subject is located on Martin Street in the DBD of downtown Birmingham, Michigan.  This is an above average 

location across from the municipal building and Birmingham Public Library. No expense was spared in the 

renovation and tenant improvements to the spaces.  This building has been meticulously maintained buy the 

developer and current owner.
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Conclusion

The subject is 100% occupied with 11 tenants including the owner space.  The owner’s suite is considered slightly 

below market rate of $25.00 PSF on a modified gross lease (15% of overall NRA). The average rent is $32.76 PSF 

on modified gross leases.  As noted above, the Birmingham market is very strong with the immediate area being 

particularly strong in regard to rental rates and occupancy. In summary, the surrounding vicinity is certainly sufficient 

in character and natural demographics to support multi tenanted office use for the subject property at a high occupancy 

and higher rental rate. Marketability and appeal factors are also considered above average for office properties. Overall 

marketability and appeal are above average. 
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HIGHEST AND BEST USE

According to The Appraisal of Real Estate, Fourteenth Edition a publication of the Appraisal Institute, highest and 

best use may be defined as:

The reasonably probable and legal use of vacant land or an improved property, which is physically 

possible, appropriately supported, financially feasible, and that results in the highest value.

Implied in these definitions is that the determination of highest and best use is shaped by the competitive forces 

within the market where the property is located.  Therefore, the analysis and interpretation of highest and best use is 

an economic study of market forces focused on the subject property.

Within this analysis we evaluated the subject sites highest and best use both as though vacant and as currently 

improved.

Highest and Best Use of Land as Though Vacant:

Highest and Best Use of land or a site as though vacant assumes that a parcel of land is vacant or can be made 

vacant by demolishing any improvements.  With this assumption uses that create value in the marketplace can be 

identified, and the appraiser can begin to select comparable properties and estimate land value.  Land as though 

vacant is a fundamental concept of valuation theory and the basis for the Cost Approach.  Because many appraisals 

include an allocation of value between the land and the buildings associated with it, a highest and best use analysis 

of the land as though vacant is frequently performed.

Legally Permissible

The first test concerns permitted uses.  The subject's site is zoned B4 – Business Residential District.  There do not 

appear to be any private or deed restrictions, building codes, historic district controls, or environmental regulations 

imposed on the site that are not typical to the area or that impair its use.  There do not appear to be any easements or 

encroachments that affect the utilization of the subject's site.  Most commercial uses are allowable.

Physically Possible

The second test is for what use would be physically possible.  As discussed in the "Property Description," the 

subject's site size, shape, accessibility, soil and topography are believed adequate and do not physically limit its use. 

The subject site is considered physically adequate for many uses. Its utility is good with good accessibility.  The 

subject site size is 0.57 acres.  All utilities are present.  The subject site is physically adequate for a number of 

property types including commercial uses.
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Financially Feasible

The third test concerns financial feasibility.  Uses that meet the test of physically possible and legally permissible 

were analyzed for their financial competitiveness.  As such, qualified properties were analyzed as to their income 

potential as though newly constructed.  Vacancies and expenses were also estimated, resulting in net operating 

incomes (cash flows).  Rates of return were then calculated and compared with probable cost estimated for each use.  

Elements of risk and timing were also factored.  Currently rents are not high enough to justify new speculative office 

or retail construction. Therefore, a commercial development use is financially feasible.   

Maximally Productive

The fourth test is for maximum productivity, or the use which would bring the greatest benefit along with the 

highest inherent return to the land. Commercial use is maximally productive as the site is in a desirable suburban 

location in Northville.  As noted earlier rents strong as is occupancy. Therefore, a commercial development use is 

financially feasible.  Therefore, a commercial development use is maximally productive.   

Conclusion:

The subject site was considered on a legal, physical and financially feasible basis, as well as one that is maximally 

productive. Upon full consideration of all the attributes of the subject site, the highest and best use for the subject 

0.57 acre site, as vacant, is considered to be for commercial development.  
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Highest and Best Use as Improved:

The highest and best use of a property as improved pertains to the use that should be made of an improved property 

in light of its improvements.  The use that maximizes an investment property's value, consistent with the long term 

rate of return and associated risk, is its highest and best use as improved.

Legally Permissible

The first test concerns permitted uses.  The subject's site is zoned B4, Business Residential District and according to 

our understanding of this zoning, the subject's site may be improved with an office facility.  There do not appear to 

be any private or deed restrictions, building codes, historic district controls, or environmental regulations imposed 

on the site that are not typical to the area or that impair its use.  There do not appear to be any easements or 

encroachments that affect the utilization of the subject's site. The subject’s current office use is in compliance with 

zoning regulations and therefore, is legally permissible.

Physically Possible

The second test is what is physically possible.  Land to building densities appear to be within permitted levels.  The 

site is improved with an 20,000 SF multi-tenant office building. The improvements are within market parameters for 

such a building. The subject’s utility is reasonably good and contribute positively to the land.  The subject site is 

considered physically adequate on an improved basis.

Financially Feasible

The third test concerns financial feasibility.  Other alternate uses that meet the test of physically possible and legally 

permissible were analyzed for their financial competitiveness with the subject's use as an office building. Alternative 

use properties were analyzed as to their income potential.  Vacancies and expenses were estimated, resulting in net 

operating incomes (cash flows).  Rates of return were then calculated.  The subject's rate of return was positive and 

indicated that the subject's office use is financially feasible.  Other allowed uses of retail or commercial 

configuration would not generate equivalent cash return to the property owner.  Therefore, the current office use is 

financially feasible.

Maximally Productive

The fourth test is for maximum productivity.  The subject property is competitive with other alternative uses.  No 

alternative use surpasses the income producing ability of the subject office use, once accounting for conversion or 

razing costs as well as factoring elements of risk. Land use for this project is considered to be long-term for the 

economic life of the improvements.  The use as office space is maximally productive.  The subject only being a 

20,000 SF building may be undersized for the optimal improvement, but the demolition and redevelopment of this 

side is not financially feasible.  Therefore, the current office use is maximally productive.
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Conclusion:

Exterior design and interior floor plan appear to be suitable and functional as well as site configuration in downtown 

Birmingham. Conversion to another use would not appear practical. Therefore, upon full consideration of the criteria 

involved in highest and best use analysis, the subject’s highest and best use as improved would be that of a 

commercial office facility, similar to that currently existing. The current use and configuration is considered feasible 

given the high occupancy tenant nature of the subject.  The most likely buyer is a local or regional investor.  The 

most likely user is a local or regional business in need of office space. 
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Exposure Time and Marketing Period

The concept of exposure time is historical in nature and is presumed to have occurred prior to the effective date of 

the appraisal.  Alternatively, marketing period occurs after the effective date of the appraisal and may or may not be 

directly related to the value presented.

The actual sale price could increase, decrease, or remain static during the marketing period depending upon market 

conditions and the type of property being appraised.

Since most investors' perceptions and estimates of marketing period are based largely on exposure times that they 

have recently encountered in similar transactions, it stands to reason that there should be some correlation between 

marketing periods and exposure times.  In fact, in the absence of perceived changes in the market or other 

extenuating circumstances, marketing period and exposure time should be identical. That is to say, if all other things 

are held constant, a property that (retrospectively) required an exposure time of say one year should be expected to 

have a marking period (prospectively) also of one year.

Differences in the two concepts should appear when there is a perceived change in the market.  To use the same 

example presented above, if a property required an exposure time of one year but perceived market conditions are 

improving, an appropriate estimate of marketing period could reasonably be expected to be less than one year.  

Conversely, if market conditions were anticipated to worsen, marketing period might exceed exposure time.

Objectively quantifying such differences would be virtually impossible; however, understanding the relationship 

between the two concepts and how they are affected by perceived changes in the market allows one to better 

estimate (subjectively) a reasonable period for exposure time and marketing period. This is especially important 

during periods when actual market evidence is limited by a lack of transactions.  Extracting transaction-driven 

estimates can also be tenuous since many properties are often originally placed on the market at inflated asking 

prices.  It is then necessary to decide if exposure time began when the property was first offered for sale or when the 

price was dropped to (or near) the ultimate sale price.  Further complicating the issue is the question of whether 

exposure time ends when a sale contract is signed or whether it ends at the closing date of a sale.

Giving consideration to the physical design, quality and location of the subject, we estimate that a marketing period 

of between twelve and twenty-four months is reasonably appropriate for the subject.  Furthermore, it is our opinion 

that the exposure time commensurate with our estimates of value for the subject would also be approximately twelve 

to twenty-four months.



The William Fall Group Analysis and Conclusions 34

VALUATION

SALES COMPARISON APPROACH

Methodology

In the Sales Comparison Approach, the appraiser estimates the value of a property by comparing it with similar, 

recently sold properties in the surrounding or competing area when available.  Inherent in this approach is the 

principle of substitution, which holds that when a property is replaceable in the market, its value tends to be set at 

the cost of acquiring an equally desirable substitute property with similar utility, assuming that no costly delay is 

encountered in making the substitution.

By analyzing sales that qualify as arms-length transactions between willing and knowledgeable buyers and sellers, 

we can identify market value and price trends.  The sold properties should be as comparable to the subject in 

physical, locational, financial, and economic characteristics as possible.

The most widely-used and market-oriented units of comparison for properties such as the subject are the sales price 

per square foot or unit and gross income multiplier.  All comparable sales were analyzed using price per square foot. 

Sales were analyzed for:

(1)  property rights conveyed such as leases etc. and other income characteristics including the following;

(2)  financing terms which are above or below typical financing terms at the time of sale;

(3)  condition of sale - atypical market conditions such as a family sale, special tax consideration, or other incentive;

(4)  market conditions (time trending) - appreciation/depreciation due to changing supply and demand, or interest 

rate variances between the sale date and appraisal date;

(5)  locational differences between the comparable and the subject property and its relative relationship between 

income potential, supply and demand, and desirability for the specific improved property type;

(6)  physical characteristics such as class, quality, design, size, age, condition, desirability, utility, etc.

(7)  other amenities different from the subject property.

On the following pages are the individual sales, an analysis of sales and a summary of these properties we compared 

with the property appraised. No sales were considered 100% comparable, but were chosen to provide the best mix 

of available property types similar to the subject to help assist us in reaching a value indication.  The following sales 

were considered comparable to a reasonable degree to the subject property and will be adjusted accordingly. Those 

adjustments that were made were believed reasonable and fully representative of the pricing relationships as they 

correspond to the subject facility.
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Improved Sale No. 1

Property Identification
Record ID 5822
Property Type Office, Multi-tenant Office
Property Name The Collegian
Address 333 Maynard Street, Ann Arbor, Washtenaw County, Michigan 

48104
Tax ID 09-29-400-042
Market Type Suburban

Sale Data
Grantor Collegian LLC
Grantee Collegian Venture LLC
Sale Date October 28, 2015 
Property Rights Leased Fee
Conditions of Sale Arms Length
Financing Cash to Seller
Verification Broker; Washtenaw County Assessor

 



Improved Sale No. 1 (Cont.)

Sale Price $6,925,000  
Cash Equivalent $6,925,000  

Land Data
Land Size 0.160 Acres or 6,970 SF
Zoning C2A
Topography Level
Utilities All

General Physical Data
Building Type Single Tenant
Gross SF 26,293

Construction Type Steel
Stories 5
Year Built 2003

Indicators
Sale Price/Gross SF $263.38
Floor Area Ratio 3.77
Land to Building Ratio .27:1

  



Improved Sale No. 2

Property Identification
Record ID 7597
Property Type Office, Multi-tenant Office
Address 178-182 E Brown St, Birmingham, Oakland County, Michigan 

48009
Tax ID 19-36-203-011
Market Type Suburban

Sale Data
Grantor Chalex LLC
Grantee Purdy Street Partners LLC
Sale Date January 11, 2016 
Property Rights Leased Fee
Conditions of Sale Arms Length 
Financing Cash to Seller 
Verification Oakland County Assessor ; August 01, 2018;  Other sources: 

CoStar, Confirmed by Mike Stout

Sale Price $1,825,000  
Cash Equivalent $1,825,000  

Land Data
Land Size 0.220 Acres or 9,583 SF
Zoning CBD
Topography Level
Utilities All

General Physical Data
Building Type Multi Tenant
Gross SF 4,681

Construction Type Masonry 
Stories 1
Year Built 1968

  



Improved Sale No. 2 (Cont.)

Building Class B

Indicators
Sale Price/Gross SF $389.87
Floor Area Ratio 0.49
Land to Building Ratio 2.05:1

  



Improved Sale No. 3

Property Identification
Record ID 7598
Property Type Office, Multi-tenant Office
Address 915 E Maple Rd, Birmingham, Oakland County, Michigan 

48009
Tax ID 19-25-486-014
Market Type Suburban

Sale Data
Grantor Albinaya LLC
Grantee George Maple LLC
Sale Date June 01, 2016 
Property Rights Leased Fee
Marketing Time 267 DOM
Conditions of Sale Arms Length 
Financing Cash to Seller 
Verification Oakland County Assessor; August 01, 2018; Indigo Property 

Group - Dan Jacob, 248.258.6400,  Other sources: CoStar, 
Confirmed by Mike Stout

Sale Price $950,000
Cash Equivalent $950,000

Land Data
Land Size 0.220 Acres or 9,583 SF
Zoning B1
Topography Level
Utilities All

General Physical Data
Building Type Multi Tenant
Gross SF 2,206

Construction Type Masonry 
Stories 2

 



Improved Sale No. 3 (Cont.)

Year Built 1952

Parking 8 surface spaces
3 covered spaces

Building Class B

Indicators
Sale Price/Gross SF $430.64
Floor Area Ratio 0.23
Land to Building Ratio 4.34:1

  



Improved Sale No. 4

Property Identification
Record ID 7599
Property Type Office, Multi-tenant Office
Address 339 S Main St, Rochester , Oakland County, Michigan 48307
Market Type Suburban

Sale Data
Grantor EFN Rochester Property LLC
Grantee TopSpot LLC
Sale Date September 28, 2017 
Property Rights Leased Fee
Marketing Time 398 DOM 
Conditions of Sale Arms Length 
Financing Cash to Seller 
Verification Oakland County Assessor ; August 01, 2018; Thomas Duke Co -

Chip Egbert, 248.476.3700,  Other sources: Costar, Confirmed 
by Mike Stout

Sale Price $4,160,000  
Cash Equivalent $4,160,000  

Land Data
Land Size 0.830 Acres or 36,155 SF
Zoning CBD
Topography Level
Utilities All

General Physical Data
Building Type Multi Tenant
Gross SF 17,064

Construction Type masonry 
Stories 2
Year Built 1968

 



Improved Sale No. 4 (Cont.)

Parking 8 surface spaces

Building Class C

Indicators
Sale Price/Gross SF $243.79
Floor Area Ratio 0.47
Land to Building Ratio 2.12:1
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ANALYSIS OF IMPROVED SALES

Improvement Sale 1 is a multi-tenanted office facility located in Ann Arbor, Michigan.  The property was found to 

be conveyed Leased Fee under terms cash to the seller on an arm’s length basis.  After adjustment, this comparable 

has a value of $287.08 per square foot, and is inferior to the subject.

Improvement Sale 2 is a multi-tenanted office facility located in Birmingham, Michigan. The property was found 

to be conveyed Leased Fee under terms cash to the seller.  This comparable was chosen for its location multi-tenant

use.  After adjustment, this comparable has a value of $371.93 per square foot and is superior to the subject based on 

it’s smaller size.

Improvement Sale 3 is a multi-tenanted office facility located in Birmingham, Michigan. The property was found 

to be conveyed Leased Fee under terms cash to the seller. This sale was chosen for its location. After adjustment, 

this comparable has a value of $365.18 per square foot

Improvement Sale 4 is a multi-tenanted office facility located in Rochester, Michigan. The property was found to 

be conveyed Leased Fee under terms cash to the seller. After adjustment this sale has a value of $276.21 per square 

foot and is inferior to the subject.  

Summary 

After application of all adjustments, the range of unit pricing is from about $276.21 per square foot to $371.93 per

square foot. These sales are from general multi-tenanted office type properties.  These sales are believed to be 

reasonable value indicators for this type of facility for the subject property. All the sales receive some consideration. 

In regard to reconciliation we have considered the relative strengths of the individual sales and the magnitude and 

number of adjustments to the sales. We will apply ranking at this point.

RANKING ANALYSIS 

Sale #2 $371.93 per SF Superior 

Sale #3 $365.18 per SF Superior

Subject

Sale #1 $287.08 per SF Inferior

Sale #4 $276.21 per SF Inferior
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Based on ranking the subject is between about $287.08 and $365.18 per SF. Occupancy and the general market have 

improved.  The subject has 20,000 SF of gross space and 16,933 of net rentable area, however most of the common 

space is shared, the kitchen, conference rooms, break areas and meeting spaces.  This is an unusual concept that 

really works well in the subject building. It forms a sense of community among the tenants. This is an efficiency 

ratio of 84.7% is offset by the use of the common areas.  The Subject is a high quality we designed and renovated, 

desirable office building in downtown Birmingham.  A value near the middle of the range is appropriate due to the,

smaller sizes of comparable sales #2 and #3.  We will use a value of $290.00 per square foot of gross building area.

Taking all the data and aspects of the subject into account we estimate the value of the subject at $290 per SF.

The following calculation will apply:

20,000 sq. ft. x $290 sq. ft. = $5,800,000

Value Conclusion via Sales Comparison Approach, $5,800,000 Rounded
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                                                                                               INCOME APPROACH TO VALUE

Methodology

The Income Capitalization Approach is a method of converting the anticipated economic benefits of real property 

into a value estimate through capitalization. The principle of "anticipation and change" underlying this approach is 

that prudent investors recognize a relationship between income flow and an asset's value.  Other considerations for 

application of the Income Capitalization Approach are supply and demand factors, the principles of substitution, 

balance and other positive and/or negative external forces.

There are a number of steps in the Income Capitalization Approach, but the two main steps are income estimation to 

derive a net operating income through estimating and combining gross income, vacancy and collection losses, rent 

ups or sell outs, absorption, pass thru expenses, other income, and operating expenses both fixed and variable.  Step 

two is the capitalization of the net operating income using a yield model or a ratio model.  The capitalization method 

used determines if capitalization occurs by discounting over a specified holding period or is capitalized directly 

against stabilized net operating income.

The reliability of this procedure depends upon a careful analysis at each step.  The prime concern is the quantity, 

quality and durability of the income stream and the quality of the rate selection.  The method of conversion is 

decided and dictated by the nature of the valuation problem and the property type and data available.  Various forms 

and techniques of direct and yield capitalization exist.

Following is our analysis in which we will estimate net operating income and then capitalize this income into a 

present value using the techniques and formulas described in the capitalization section of this report.

Potential Gross Income

Subject is a multi-tenanted office building.  Market rents will be analyzed to support the actual rents in the subject 

building that is determine an appropriate rent for the subject property.  The appraiser studied and analyzed existing, 

asking and quoted rentals of other similar office units and buildings in the competitive area of the subject.  Rents 

typically depend on type of space, age, location, quality, condition and the "netness" of the leases.

Following is a summary of comparable office rents and description of each.  An analysis follows leading to our 

estimation of gross potential income for the subject.
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Improved Lease No. 1 
 
 

 
 

Property Identification  
Record ID 4123 
Property Type Office, Multi-tenant Office 
Address 260 E Brown St, Birmingham, Oakland County, Michigan 

48009 
Market Type Suburban 
  
Physical Data  
Land Size 0.570 Acres or 24,829 SF   
Gross SF 87,890 
Leasable SF 5,418 
  
Parking 91 Covered Surfaces   
 8 surface spaces   
    
Construction Type Masonry  
Stories 3 
Year Built 1986 Renovated2016 
  
 Tenant Rent Roll  
Suite 
No. 

Tenant Name Size Rent/SF Lease Type Beg. Date Term 

 Office  5,418 $32.00 MG 7/2018  
       
General Tenant Summary  
Verification Newmark Knigh Frank - Dan Canvasser; 248.350.8141,  Other 

sources: CoStar, Confirmed by Mike Stout 
  
Rent Analysis  
Actual Rent $32.00/SF Average 
Occupancy 100% 
  

  



Improved Lease No. 2 
 
 

 
 

Property Identification  
Record ID 3165 
Property Type Office, Multi-tenant Office 
Address 380 N Old Woodward Ave , Birmingham, Oakland County, 

Michigan 48009 
Tax ID 19-25-379-024 
Market Type Urban 
  
Physical Data  
Land Size 0.550 Acres or 23,958 SF   
Gross SF 41,681 
Leasable SF 4,823 
  
Parking 50 covered spaces   
    
Construction Type Masonry  
Sprinklers Yes  
Stories 4 
Office 1 Elevator  
Year Built 1985  
  
 Tenant Rent Roll  
Suite 
No. 

Tenant Name Size Rent/SF Lease Type Beg. Date Term 

 Office  4,823 $30.00 MG 5/2018  
       
General Tenant Summary  
Verification Oakland County Auditor ; Newmark Knight Frank - Dan 

Canvasser, 248.350.9500, Confirmed by Mike Stout 
  
Rent Analysis  
Actual Rent $30.00/SF Average 
  

  



Improved Lease No. 3 
 
 

 
 

Property Identification  
Record ID 4124 
Property Type Office, Multi-tenant Office 
Address 255 E Brown St, Birmingham, Oakland County, Michigan 

48009 
Market Type Suburban 
  
Physical Data  
Land Size 0.620 Acres or 27,007 SF   
Gross SF 69,000 
Leasable SF 26,017 
  
Parking 25 surface spaces   
    
Construction Type Masonry  
Stories 4 
Year Built 1983  
  
 Tenant Rent Roll  
Suite 
No. 

Tenant Name Size Rent/SF Lease Type Beg. Date Term 

 Office  26,017 $31.00 MG 1/2018  
       
General Tenant Summary  
Verification Baily Schmidt & Assoc - Drew Schmitdt; 248.594.8500,  Other 

sources: CoStar, Confirmed by Mike Stout 
  
Rent Analysis  
Actual Rent $31.00/SF Average 
  

  



Improved Lease No. 4 
 
 

 
 

Property Identification  
Record ID 4125 
Property Type Office, Multi-tenant Office 
Address 751 Chestnut St, Birmingham, Oakland County, Michigan 

48009 
Market Type Suburban 
  
Physical Data  
Land Size 0.490 Acres or 21,344 SF   
Gross SF 10,000 
Leasable SF 3,040 
  
Parking 38 surface spaces   
    
Construction Type Masonry  
Stories 1 
Year Built 1968  
  
 Tenant Rent Roll  
Suite 
No. 

Tenant Name Size Rent/SF Lease Type Beg. Date Term 

 Office  3,040 $24.00 FS 1/2018  
       
General Tenant Summary  
Verification Kolar Commercial Group - Mike Lasky ; 248.647.7600,  Other 

sources: CoStar, Confirmed by Mike Stout 
  
Rent Analysis  
Actual Rent $24.00/SF Average 
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SUMMARY OF RENTS

The rents will be analyzed for the quantity, quality, and durability of the income stream, and amount of netness.

Condition of rent such as concessions were considered.  Market conditions at the time rents were consummated, 

such as supply and demand factors were also considered.  Locational differences were analyzed.  The subject’s 

immediate location was analyzed in relation to the rent comparables.  Physical characteristics such as class, quality, 

condition, design, size, age, desirability and utility were analyzed.  

The rental data evaluated and presented represents a cross section of general office facilities in Birmingham and the 

surrounding communities.  The properties reviewed are representative of area locations, which are viable 

alternatives to the subject location.  These buildings are suburban in nature.  The comparables were favorable to the 

subject in regard to physical traits such as quality, design, utility and desirability.  Overall, the rentals reviewed 

provide a cross section of value expectations for general buildings similar to the subject property. The subject has 

modified gross leases.  The comparable rents have not been adjusted for their expense reimbursements.  

Market Rent

Comparable #1 is located in Birmingham and is a larger property.  This lease was chosen for its location in 

Birmingham and the quality of the building. No adjustments were made to this lease. This is a MG lease with the 

tenant paying the electric expense.  The lease rate via this comparable is $32.00 per square foot.

Comparable #2 is located in Birmingham and is a larger property.  This lease was chosen for its location in 

Birmingham and the quality of the building.  No adjustments were made to this lease. This is a MG lease with the 

tenant paying the electric expense.  The lease rate via this comparable is $30.00 per square foot.

Comparable #3 is located in Birmingham and is a larger property.  This lease was chosen for its location in 

Birmingham and the quality of the building.  No adjustments were made to this lease. This is a MG lease with the 

tenant paying the electric expense.  The lease rate via this comparable is $31.00 per square foot.

Comparable #4 is located in Birmingham and is a small property.  This lease was chosen for its location in 

Birmingham and the size of the building.  Adjustments were made for the inferior age and condition of the building 

and the quality.  This is a MG lease with the tenant paying the electric expense.  The lease rate via this comparable is 

$28.80 per square foot.
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Rental Conclusion

After adjustment the range is from $28.80 to $32.00 PSF on a modified gross terms. All of the comparables are 

from Birmingham. Adjustments were generally not required, but minimal. The rent roll shows rents from $25.00

PSF (owner suite) to $61.57 PSF (smallest suite).  The subject has average rents of $32.76 with modified gross

leases.  The lowest rent is the owner space at $25.00, but it is the largest tenant in the building.  The smaller spaces 

demand higher lease rates per square foot.  Neighborhood rents are reaching $33.00 PSF. The average rent at the 

subject is $32.76 PSF. Therefore, based on its’ age, location and features of the subject we estimate the rent roll is at 

market and will be used to estimate PGI. In addition, reimbursement income is $4.59 per square foot based on the 

March 2018 rent roll and is projected at $87,000 for the projected upcoming year as stabilized.

Therefore PGI is as follows:

Rents (see rent roll)     $554,791

Reimbursements                 $87,000

PGI  $641,791



320 Martin Street, Birmingham, Michigan
Tenant Name Square Feet Rent/SF Term Start Term Duration Expenses Annual Rent Add Rent

Pacific Management, Inc. 2,545 $25.00 1/1/2011 1/31/2021 Gross $63,635 $12,838.44
NNG North America, Inc. 1,983 $41.50 10/28/2014 10/31/2013 Gross $82,295 $14,730.48
Jay N. Siefman 261 $61.57 2/1/2011 1/31/2021 Gross $16,070 $1,849.92  
Everdays, Inc. 2,423 $33.98 1/1/2018 2/29/2020 Gross $82,339 $8,686.20  
Commercial Financial Management 1,989 $31.50 12/10/2010 12/31/2020 Gross $62,653 $8,623.08
REM Management, Inc. 545 $30.41 12/10/2010 6/30/2020 Gross $16,573 $3,360.84
Stanis Consulting, LLC 573 $31.91 1/1/2011 12/31/2020 Gross $18,286 $4,335.60
Tripod 3D, LLC 308 $48.70 8/1/2015 7/31/2019 Gross $15,000 $2,299.56
Biddson Architech (Lower level) 1,432 $22.51 12/9/2010 12/31/2020 Gross $32,234 $11,494.92
Everdays, Inc. 3,691 $34.00 1/1/2018 2/29/2020 Gross $125,484 $6,398.04
Dynamic Metals, LLC 1,183 $34.00 10/9/2017 12/31/2020 Gross $40,222 $3,086.76

TOTALS 16,933 $554,791.00 $77,703.84
Average rent PSF $32.76 $4.59

Total NRA 16,933 0.0% 0.0%

Vacant 0 0.00% #DIV/0!
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Vacancy and Collection Loss

Both the investor and the appraiser are primarily interested in the annual revenue an income property is likely to 

produce over a specified period of time, rather than the income it could produce if it were always 100 percent 

occupied and all tenants were paying their rent in full and on time.  It is normally a prudent practice to expect some 

income loss as tenants vacate, fail to pay rent, or pay rent late.

The subject property is 100% occupied and had been since the 2009 renovation. The Birmingham market office vacancy 

is 2.9% with a five year average of 4.1% according to Costar. With stable inventory available and little new construction 

coming online, vacancy is expected to remain steady or decline. The subject is fully occupied primarily by long standing 

tenants and is expected to be so in the future. Taking into account the subject’s good overall quality/design, age/condition 

and competitive position in comparison to similar projects in the primary market area, a 2.0% vacancy and collection 

loss has been estimated. 
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EXPENSES

Operating Expenses

In the Income Capitalization Approach a comprehensive analysis of the annual expenses of property operation is 

essential whether the value indication is derived from estimated net operating income or pre-tax cash flow. 

Operating expenses are the periodic expenditures necessary to maintain the real property and continue the 

production of the effective gross income.

An operating statement that conforms to this definition of operating expenses is used for appraisal purposes; this 

statement may differ from a statement prepared for an owner or an accountant. Operating statements provide 

valuable factual data and can be used to identify trends in operating expenses.

Expenses may be recorded in categories selected by the property owner, or the records may follow a standard system 

of accounting established by an association of owners or by accounting firms that serve a particular segment of the 

management market.  In any case, an appraiser analyzes and reconstructs expense statements to develop a typical 

expense expectancy for the property on an annual accrual basis.

Operating expense estimates usually list fixed expenses, variable expenses, and a replacement allowance.

In our analysis rents are estimated on a modified gross basis.  The landlord is also responsible for management fees 

and reserves. 

Three years of income or expense statements were provided by the owner. Since the rental rate is estimated with

Modified Gross terms, expenses will be itemized. We will compare the historical and market data in estimating 

expenses for the subject.

Fixed Expenses

Fixed expenses are operating expenses that generally do not vary with occupancy and have to be paid whether the 

property is occupied or vacant. Real estate taxes and building insurance costs are typically considered fixed 

expenses.  Although these expenses rarely remain constant, they generally do not fluctuate widely from year to year, 

do not vary in response to changing occupancy levels, and are not subject to management control.  Therefore, an 

appraiser can usually identify a trend and legitimately estimate these expense items.
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Real Estate Taxes

Real estate taxes were estimated in the tax section. Taxes have ranged from about $77,950 to $78,252.  The current 

real estate tax liability for 2018 is $79,000. We estimate $79,000 for this category as real estate taxes tend to 

increase on an annual basis.

Insurance

Insurance costs have ranged from $5,257 to $6,454 at the subject. We will employ $5,500.

Variable Expenses

Variable expenses are operating expenses that generally vary with the level of occupancy or the extent of services 

provided. Individual variable expense items may vary greatly from year to year, but similar types of property may 

reflect a reasonable consistent pattern of variable expenses in relation to gross income.  Because fewer services are 

provided to the tenants of retail and industrial properties, these properties usually have a much lower ratio of 

expenses to gross income than apartments and office buildings.  Typical categories include:  utilities, janitorial, 

repairs and maintenance, administration, miscellaneous, management fees, reserves for replacement, and leasing 

commissions.  Tenant attraction/alteration costs are included if applicable. 

Repairs and Maintenance

This expense has ranged from $70,665 to $67,304 at the subject.  We will employ $68,000.

Grounds and Janitorial

This expense has ranged from $13,795 to $14,961 at the subject.  We will employ $15,000.

Professional Fees

This expense has ranged from $2,400 to $2,760 at the subject.  We will employ $2,500.  

Utilities

This expense has ranged from $29,812 to $29,848 at the subject.  We will employ $30,000.

Tenant Parking Deck

This expense has ranged from $5,387 to $7,430 at the subject.  We will employ $7,500.  This is for tenant parking in 

the nearby parking deck.

Management Fees

The typical fee for managing a property such as this is 2%-5% of effective income.  This fee includes collection, 

supervision and budget preparation and we estimate 5% for a property like the subject. Administration costs are 

included in this category. 
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General & Administrative

This expense has ranged from $6,868 to $19,503 at the subject.   We will employ $19,000.  

Reserves for Replacements

A replacement allowance provides for the periodic replacement of building components that wear out more rapidly 

than the building itself and must be replaced periodically during the building's economic life.  These components 

may include:  roof covering; carpeting; kitchen, bath, and laundry equipment; compressors; elevators; boilers; 

specific structural items and equipment that have limited economic life expectancies; interior improvements to 

tenant space that are made periodically by the landlord, usually at lease renewal; sidewalks; driveways and parking 

areas; and exterior painting.

The annual allowance for each component is usually estimated as the anticipated cost of its replacement, prorated 

over its anticipated remaining economic life, provided this does not exceed the remaining economic life of the 

structure.  New elevators or other components that are expected to have economic lives that equal or exceed the 

remaining economic life of the structure do not require an allowance for replacement.

The scope of items to be covered in a replacement allowance is a matter of appraisal judgment based on market 

evidence; however, the extent of the replacement allowance is based on the annual repair and maintenance expenses 

of the property.  Historical operating statements prepared on a cash basis may include periodic replacement expenses 

under repair and maintenance.

It is customary and prudent to deduct an annual sum from the effective gross revenues to establish a reserve for 

replacing short-lived items.  Our projection is $.20 per gross square foot and is considered a reasonable annual 

amount to cover the cost of replacing the roof, the mechanical systems, and parking lot surface restorations.  

Following is a reconstructed operating statement showing estimated income and expenses for the first year operating 

income on an “as is” basis.



STABILIZED
Potential Income Projected 2017 2016
     Base Rental $554,791 534,368$ 557,456$
     Reimbursed Income $50,000 49,811$ 44,768$
     Other Income $37,000 37,383$ 14,384$
     Total Income $641,791 621,562$ 616,608$
Vac & Collection 2.0% (12,836)$ -$ -$
Effective Income $628,955 621,562$ 616,608$
Operating Expenses
Fixed Expenses

Real Estate Taxes 79,000$ 78,252$ 77,950$
Insurance 5,500$ 5,257$ 6,454$

Variable Expenses
Repairs & Maintenance 68,000$ 67,304$ 70,665$
Grounds and Janitorial 15,000$ 13,795$ 14,961$
Professional Fees 2,500$ 2,760$ 2,400$
Utilities 30,000$ 29,812$ 29,848$
Tenant Parking Deck 7,500$ 7,430$ 5,387$
Management 5% 31,448$ 36,530$ 25,200$
General & Administrative . 19,000$ 19,503$ 6,868$
Reserves ($.20/SF) 4,000$ -$ -$

Total Operating Expenses 261,948$ 260,643$ 239,733$
Year 1 Net Operating Income 367,007$ 360,919$ 376,875$

This is before income tax, depreciation, and debt service cash flow.

cap rate 6.50%
Value via the Income approach 5,646,262$

Expense Ratio 41.65%

  

RECONSTRUCTED OPERATING STATEMENT
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CAPITALIZATION (before income tax and depreciation)

Several different capitalization methods and techniques are used to process present or future income streams into a 

present worth estimate.  The method used depends on the characteristics of the forecast income stream itself.  Each 

technique incorporates specific assumptions about the character of that income stream, the form of the appropriate 

rate of return or discount rate, and the time period involved.

In order to value the anticipated economic benefits of a particular property, the net operating income estimated must 

now be capitalized using the most appropriate capitalization method selected.  The two most common methods of 

converting net income into value are direct capitalization and discounted cash flow analysis expressed in terms of 

two categories of valuation models:

Ratio Models (direct capitalization, using an overall rate or factor)

The direct capitalization formula that applies to this type of valuation is:

Valuation = Stabilized Net Operating Income

Overall Capitalization Rate

An overall capitalization rate can be estimated with various techniques; the techniques used depend on the quantity 

and quality of data available.  Accepted techniques include:

1) derivation from comparable sales

2) derivation from effective gross income multipliers

3) band of investment - mortgage and equity components

4) band of investment - land and building components, and

5) the debt coverage formula.

Yield Models (discounted cash flow or econometric modeling, using a yield (IRR) or discount rate)

V = PW Cash Flow + PW Reversion

(Value = present worth cash flow + present worth reversion)

Yield capitalization is used to convert future benefits into present value by applying an appropriate yield rate.  To 

select an appropriate yield rate for a market value appraisal, market evidence of the yields anticipated by typical 

investors is analyzed.  When investment value is sought, the yield rate used should reflect the individual investor's 

requirements, which may differ from the requirements typical in the market.



The William Fall Group                                                                                                     Analysis and Conclusions 51

Yield capitalization is performed by:

1) selecting an appropriate holding period;

2) forecasting all future cash flows or cash flow patterns;

3) choosing an appropriate yield, or discount, rate; and

4) converting future benefits into present value by discounting each annual future benefit or by 

developing an overall rate that reflects the income pattern, value change, and yield rate.

The application of capitalization rates that reflect an appropriate yield rate, the use of present value factors, and 

discounted cash flow analysis are all yield capitalization procedures.  Mortgage-equity formulas and yield rate or 

value change formulas may be used to derive overall capitalization rates. Like direct capitalization, yield 

capitalization may also employ residual techniques.  To apply the discounting procedure, income patterns, capital 

return concepts, the mathematics of discounting, investor requirements or assumptions (i.e., holding period, 

anticipated market growth, and inflation), and the appropriateness of discount rates all must be familiarized.

In discounted cash flow models, time is specifically and explicitly incorporated.  Timing of cash flows and of 

payments are beginning of year or end of year.

This method isolates differences in timing and variability of cash flows and discounts them to a present value (PV).  

This is a yield model.  The net income, plus the capitalized reversionary value of the property, is discounted to an 

indication of present worth by utilization of an appropriate discount rate.

In valuing this property, it is our opinion that direct capitalization is the appropriate method to apply in the analysis 

of the subject property.
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DIRECT CAPITALIZATION

Direct capitalization is a method used to capitalize a single years income into a value indication in the Income 

Approach.

In direct capitalization, no allocation is made between the return on or the return of an investment. Holding periods, 

cash flow trends and patterns are not forecast.  The overall rate implicitly contains these considerations and factors.

Income rates and factors reflect a direct relationship between income and value.

The direct capitalization formula is:

Value = Net Operating Income
Overall Capitalization Rate

The primary factors influencing overall rates include financing terms, yields required by investors, potential for 

income increases or decreases over both the short term and long term, and risk inherent in the property itself.

In our analysis using direct capitalization, we will utilize the band of investment using mortgage and equity 

components taken from the market, the debt coverage formula, and capitalization rates derived from comparable 

sales where available.

BAND OF INVESTMENT METHOD (Mortgage and Equity Components)

Because most properties are purchased with debt and equity capital, the return of investment component of the 

overall capitalization rate must satisfy the market return requirements of each investment position. Lenders must 

anticipate receiving a competitive interest rate commensurate with the perceived risk or they will not make funds 

available.  Similarly, equity investors must anticipate receiving compensation for risk or they will divert their 

investment funds elsewhere.  The band of investment or weighted average formula for deriving an overall rate when 

the mortgage constant and equity dividend rates are known is:

Ro = (M x Rm) + (1 - M) x Re

where:

Ro = Overall Capitalization Rate

M = Debt Portion of the Investment

Rm = Mortgage Constant (Capitalization Rate for Debt)

1-M = Equity Portion of the Investment

Re = Equity Dividend Rate (Capitalization Rate for Equity)
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The mortgage constant (Rm) is a rate that reflects the relationship between debt service and the principal amount of 

the mortgage loan.  It is a function of the interest rate, the frequency of amortization and the term of the loan.

A survey of local lending institutions has revealed that an investor in this type of property, under current market 

conditions, could anticipate obtaining a first mortgage loan at 80% of a property value, at an interest rate of 4.00%

with a 5 year rollover and payments based upon a 25 year term, with monthly principal and interest payments

EQUITY DIVIDEND RATE

The equity dividend rate is the ratio of the annual pre-tax cash flow to the amount of the equity investment.  The 

equity capitalization rate is the rate of return both on and of capital.  Since the data necessary to accurately derive 

this rate was not available from the sales used for comparison, a rate will need to be estimated from among 

investment alternatives.

Market Rates and Bond Yields—% Dec
2017

June
2017

Dec
2016

June
2016

Dec 
2015

Dec
2014

Reserve Bank Discount Rate 1.90 1.75 1.25 1.00 0.87      0.75

Prime Rate (monthly average) 4.40 4.25 3.75 3.50 3.37      3.25

Federal Funds Rate 1.30 1.16 0.55 0.38 0.24      0.12

3-Month Treasury Bills 1.32 1.03 0.50 0.27 0.23      0.03

6-Month Treasury Bills 1.47 1.13 0.61 0.40 0.49      0.11

LIBOR-3 month rate 1.69 1.30 0.99 0.66 0.62      0.26

U.S. 5-Year Bond 2.18 1.92 1.93 1.17 1.70      1.64

U.S. 10-Year Bond 2.40 2.33 2.45 1.64 2.04      2.21

U.S. 30 Year Bond* 2.77 2.85 3.06 2.45 2.97      2.83

Municipal Tax Exempts (Aaa)† 2.91 2.95 3.47 3.42 3.02    3.02

Municipal Tax Exempts (A)† 3.41 3.50 4.05 9.94 3.60      3.06

Corporate Bonds (Aaa) 3.51 3.68 4.06 3.50 4.03      3.79

Corporate Bonds (A)† 3.79 3.93 4.28 3.80 4.38      4.05

Corporate Bonds (Baa) 4.22 4.37 4.83 4.53 5.48      4.74

Therefore, for a property investment such as the subject, management and risk are relatively modest. An 8% equity

dividend rate is deemed reasonable.

Mortgage Interest Rate 4.0%
Loan Amortization Term 25 Years
Loan to Value Ratio 80%
Equity Dividend Rate 8%
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Band Of Investment Calculation for Going-In Cap Rate

Mortgage Constant 0.063340 x 80% = 0.050672

Equity 0.08 x 20% = 0.016000

0.066672 or 6.67%

Rates from Sales (Office Bldgs.)
Location SF Date OAR

Auburn Hills, MI 10,008 3/2017 6.50%

Troy, MI 23,436 5/2016 7.38%

Auburn Hills, MI 55,528 3/2018 6.0%

Southfield, MI 12,700 5/2017 7.15%

Rochester, MI 17,064 9/2017 7.0%

Overall Capitalization Rate Surveys

In addition we will employ national surveys to produce an appropriate overall capitalization rate.

Survey Date Type Range Average

Korpacz 1st Quarter 2018 National Secondary
Office Non institutional 5.0%-9.5% 7.51%

Conclusion

The survey indicated a range from 5.0% to 9.5% for secondary office markets. The average is 7.51%.  The rates 

from the sale of area office buildings range from 6.0% to 7.38%. This is a fairly typical range for a general office

building in the Detroit area. Review of office buildings for sale indicates a similar range of capitalization rates.  The 

Band of Investment produced an overall rate at 6.67%. The subject is a well designed and developed building with 

high end finishes, strong occupancy and rental rates. The subject also has 15% owner occupancy with a slightly 

under market lease rate, which pushes the cap rate to the lower end of the range.  Given the quality, location and 

risk, the overall capitalization rate should fall below the mid-point of the range at 6.50%. Based on these three 

methods an overall rate of 6.5% is selected.

The first year's net operating income divided by the going-in capitalization rate is:

$367,007/.065 = $5,646,262

Valuation indication using Direct Capitalization = $5,650,000 Rounded
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V.   RECONCILIATION AND FINAL VALUE ESTIMATE

VALUE INDICATORS

COST APPROACH............................................................................................................Not Developed

SALES COMPARISON APPROACH .............................................................................$5,800,000

INCOME APPROACH...................................................................................................... $5,650,000

MARKET VALUE OF THE LEASED INTEREST 

AS OF THE APPRAISAL DATE .....................................................................................$5,700,000

The subject is a high quality multi tenanted office building located in Birmingham, Michigan, an established high 

end Detroit suburb. The facility is 100% occupied. Physically and locationally, the subject meets or exceeds current 

market expectations in terms of quality, design, utility and exposure/accessibility. Overall marketability is above 

average and long term prospects for the subject are positive. 

The valuation includes development and consideration of all three approaches to value. The cost approach is not 

developed for this facility. The quality and quantity of data available for sales and income approaches to value is 

considered good with recent and proximate sales and rental comparables available. 

Based on the analysis presented in this report, it is our opinion that the Market Value of the Leased Fee Interest in 

the subject property, “As Is,” as of July 31, 2018, was:

$5,700,000

Five Million Seven Hundred Thousand Dollars

This valuation is for 100% real estate. Hence, does not include any personal property; such as furniture, fixtures and 

equipment (F.F. & E.). Furthermore, implicit within this valuation is an exposure time of 12 to 24 months, which is 

believed reasonable for this type of property.
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City of Birmingham, Michigan Zoning Ordinance

Article

District Intent Permitted Uses Other Use Regulations

02

2-38

B4 District
2.37 B4 (Business-Residential) District Intent, Permitted Uses, and Special Uses

A district intent is not available for this 
zoning district.

Residential Permitted Uses
• dwelling - multiple-family
• dwelling - one-family*
• dwelling - two-family*
• live/work unit
Institutional Permitted Uses
• church
• community center
• garage - public
• government office
• government use
• loading facility - off-street
• parking facility - off-street
• school - private
• school - public
• social club
Recreational Permitted Uses
• bowling alley
• outdoor amusement*
• recreational club
• swimming pool - public, semiprivate
Commercial Permitted Uses
• auto sales agency
• bakery
• bank
• barber shop/beauty salon
• catering
• child care center
• clothing store
• delicatessen
• department store
• drugstore
• dry cleaning
• flower/gift shop
• food or drink establishment*
• furniture
• greenhouse
• grocery store
• hardware store
• hotel
• jewelry store
• motel
• neighborhood convenience store
• office
• paint
• party store
• retail photocopying
• school-business
• shoe store/shoe repair
• showroom of electricians/plumbers
• tailor
• theater*
Other Permitted Uses
• utility substation

Accessory Permitted Uses
• alcoholic beverage sales*
• laboratory - medical/dental*
• loading facility - off-street
• outdoor cafe*
• outdoor display of goods*
• outdoor sales*
• parking facility - off-street
• retail fur sales cold storage facility
• sign
Uses Requiring a Special Land Use Permit
• alcoholic beverage sales (on-premise  

consumption)
• assisted living
• continued care retirement community
• independent hospice facility
• independent senior living
• skilled nursing facility
Uses Requiring City Commission Approval
• regulated uses*

* = Use Specific Standards in Section 5.12 Apply * = Use Specific Standards in Section 5.12 Apply



Article

Additional Development Standards that Apply

02

2-39Zoning Districts and Regulations

B4 District

Minimum Lot Area Per Unit:
• n/a
Minimum Open Space:
• n/a
Maximum Lot Coverage:
• n/a

Minimum Front Yard Setback:
• 0 feet
Minimum Rear Yard Setback:
• 10 feet when the rear open space abuts a P, 

B1, B2, B2B, B2C, B3, B4, O1, or O2 Zoning 
District

• 20 feet when adjacent to a residential zoning 
district

Minimum Combined Front and Rear Setback:
• n/a
Minimum Side Yard Setback:
• 0 feet for commercial, office or parking stories
• 0 feet for residential stories with walls facing 

side lot lines which do not contain windows or 
front on a street

• 10 feet when any wall in residential stories 
which contain windows and when side lot lines 
abut a street

Minimum Floor Area Per Unit:
• 600 sq ft (efficiency or one bedroom)
• 800 sq ft (two bedroom)
• 1,000 sq ft (three or more bedroom)
Maximum Total Floor Area:
• 100% for commercial/office uses
Maximum Total Floor Area:
• 100% for offices except in parking assessment 

districts
• 100% in parking assessment district
• not applicable for residential and parking uses

Maximum Building Height:
• 60 feet (residential uses only) 
• 5 stories (residential uses only)
• 48 feet (all other buildings)
• 4 stories (all other buildings)
• 5 stories (multiple-family)

Accessory Structure (AS)
• AS-01 .................. Page 4-3
• AS-03 .................. Page 4-4
• AS-05 .................. Page 4-4
Essential Services (ES)
• ES-01 .................. Page 4-7
Fences (FN)
• FN-01 .................. Page 4-8
Floodplain (FP)
• FP-01 .................. Page 4-9
Height (HT)
• HT-01 ................ Page 4-12
• HT-02 ................ Page 4-12
• HT-03 ................ Page 4-12
Landscaping (LA)
• LA-01 ................ Page 4-14
Lighting (LT)
• LT-01 ................. Page 4-18
• LT-02 ................. Page 4-21

Loading (LD)
• LD-01 ................ Page 4-22
Lot (LO)
• LO-01 ................ Page 4-24
Open Space (OS)
• OS-01 ............... Page 4-25
• OS-06 ............... Page 4-26
• OS-10 ............... Page 4-27
Outdoor Dining (OD)
• OD-01 ............... Page 4-29
Parking (PK)
• PK-01 ................ Page 4-30
• PK-02 ................ Page 4-32
• PK-03 ................ Page 4-32
• PK-07 ................ Page 4-33
Screening (SC)
• SC-01 ............... Page 4-37

Setback (SB)
• SB-01 ................ Page 4-40
Storage and Display (SD)
• SD-01 ............... Page 4-42
• SD-07 ............... Page 4-43
Structure (SS)
• SS-01 ................ Page 4-45
• SS-03 ................ Page 4-45
• SS-07 ................ Page 4-46
Temporary Use (TU)
• TU-01 ................ Page 4-50
• TU-04 ................ Page 4-51
Utility (UT)
• UT-01 ................ Page 4-52
Vision Clearance (VC)
• VC-01 ............... Page 4-55

• WN-01 .............. Page 4-56
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MICHAEL D. STOUT 

The William Fall Group 
300 Madison Avenue, Suite 900 
Toledo, Ohio 43604  
mstout@williamfallgroup.com 

PROFESSIONAL EXPERIENCE 

2002 – Present The William Fall Group - Vice President 

2000 – 2002 Bank One - Vice President 

1999 – 2000 Fifth Third Bank 

1998 – 1999  Capital Bank, N.A. 

1993 – 1998 KeyBank, N.A. 

 

ACADEMIC BACKGROUND 

1993 The University of Toledo - Bachelor of Business Administration, Finance 

 

CERTIFICATION / LICENSING 

State of Ohio Certified General Real Estate Appraiser - License/Certificate No. 2006006974 

State of Michigan Certified General Appraiser - Permanent Identification No. 1201073216 

State of Indiana Certified General Appraiser - License No. CG41001297 

State of Pennsylvania Certified General Appraiser – License No. GA004103 

 

COURSES / SEMINARS 

Appraisal Institute Standards Of Professional Practice Part A (USPAP) 

Appraisal Institute Standards Of Professional Practice Part B (USPAP) 

Appraisal Institute Appraisal Procedures (120) 

Appraisal Institute Basic Income Capitalization (310) 

Appraisal Institute Highest and Best Use Analysis (520) 

Appraisal Institute Computer Enhanced Cash Flow Modeling (810) 

Appraisal Institute Advanced Income Capitalization (510) 

Appraisal Institute Advanced Sales Comparison and Cost Approaches (530) 

Appraisal Institute Report Writing and Valuation Analysis(540) 

Appraisal Institute Advanced Applications (520) 

Appraisal Institute Fair Housing      

Ohio Association of Realtors® Business Valuation 

Appraisal Institute Analyzing Operating Expenses 

Appraisal Institute Golf Course Property Valuation 

Appraisal Institute Appraising Cell Towers 

Appraisal Institute Small Hotel / Motel Valuation 

Appraisal Institute Fundamentals of Separating Real Property, Personal Property and Intangible Assets  



  

 

 

 

CROSS SECTION OF APPRAISAL / ANALYSIS WORK 

Community/Neighborhood Shopping Centers  Mixed Use Properties   

Golf Courses  Churches    

Industrial Buildings  Apartment Buildings       

Residential Condominium Projects  Agricultural Properties 

Subdivision Analysis  Mobile Home Communities     

Parks  Office Buildings 

Commercial/Industrial Land  Office Condominium

Funeral Homes

Marinas  





WILLIAM FALL MAI, SRA, ASA 

The William Fall Group 
300 Madison Avenue, Suite 900 
Toledo, Ohio 43604  
wfall@williamfallgroup.com 

 
PROFESSIONAL EXPERIENCE 

2002 – Present The William Fall Group – Chief Executive Officer 

2000 – 2002 LandAmerica OneStop (formerly Primis, Inc.) - General Manager for Central Region  

1999 – 2000 Primis, Inc. - Midwest Regional Manager 

1990 – 1999 The William Fall Group – Owner & President    

1976 – 1990 SeaGate Appraisal Services, Inc. – Owner & President    

1973 – 1976 The Lathrop Company - Design Build, Construction Management 

 

ACADEMIC BACKGROUND 

1971 The University of Toledo - Bachelor of Science, Civil Engineering 

 

CERTIFICATION / LICENSING 

Appraisal Institute    Continuing Education Program 

American Society of Appraisers  Continuing Education Program 

State of Ohio   Certified General Real Estate Appraiser, License/Certificate No. 000380178 

State of Michigan   Certified General Appraiser, Permanent Identification No.1201000227 

State of Indiana   Certified General Appraiser, License No. CG40901110 

State of California   Certified General Real Estate Appraiser, Identification No. AG 043881 

Commonwealth of Virginia  Certified General Real Estate Appraiser, License No. 4001017130  

 

PROFESSIONAL ASSOCIATIONS 

Appraisal Institute – National Experience Reviewer, National Peer Reviewer, MAI & SRA designations 

American Society of Appraisers - Senior Member designation 

Cardinal Ohio Chapter of the Appraisal Institute – Past Education/Experience Review Committee 

Industry Advisory Council of the Appraisal Foundation 

Collateral Risk Network 

National Appraisal Congress, Executive Committee 

Mortgage Bankers Association 

 

 

 

 

 

 



 

COMMUNITY ASSOCIATIONS   

University of Toledo Foundation – Former Treasurer  

The University of Toledo Board of Trustees – Former Board Chairman 

Real Estate Corporation for The University of Toledo Foundation – Former Board Member 

Toledo Community Foundation – Board Member 

Rocket Innovations Corporation – Chairman 

Toledo Chamber of Commerce 

Better Business Bureau 

Erie Shores Boy Scout Council – Former President 

University of Toledo Alumni Association – Former President 

Toledo Cultural Arts Center (Valentine Theatre) – Former Vice Chairman 

Toledo Museum of Art – Business Council 
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The City of Birmingham, The 
Southeastern Oakland County Water 
Authority (SOCWA) and the Great 
Lakes Water Authority (GLWA) are 
proud of the fine drinking water 
they supply and are honored to 
provide this report to you. The 2020 
Consumers Annual Report on Water 
Quality shows the sources of our 
water, lists the results of our tests, 
and contains important information 
about water and health. We will 
notify you immediately if there is 
ever any reason for concern about 
our water. We are pleased to show 
you how we have surpassed water 
quality standards as mandated 
by the Environmental Protection 
Agency (EPA) and the Michigan 
Department of Environment, Great 
Lakes, and Energy (EGLE).

About the System
The City of Birmingham purchases 
water from the Southeastern Oakland 
County Water Authority (SOCWA) 
at four locations. SOCWA provides 
GLWA water through its member 
distribution systems to a population of 
210,000 within a 56 square mile area. 
Current members are Berkley, Beverly 
Hills, Bingham Farms, Birmingham, 
Clawson, Huntington Woods, Lathrup 
Village, Pleasant Ridge, Royal Oak, 
Southfield, and Southfield Township.

Your source water comes from the 
Detroit River, situated within the 
Lake St. Clair, Clinton River, Detroit 
River, Rouge River, Ecorse River, 
watersheds in the U.S. and parts of 
the Thames River, Little River, Turkey 
Creek and Sydenham watersheds in 
Canada. The Michigan Department of 
Environmental Quality in partnership 
with the U.S. Geological Survey, 
the Detroit Water and Sewerage 
Department, and the Michigan Public 

Health Institute performed a source 
water assessment in 2004 to determine 
the susceptibility of GLWA’s Detroit 
River source water for potential 
contamination. The susceptibility 
rating is based on a seven-tiered scale 
and ranges from very low to very 
high determined primarily using 
geologic sensitivity, water chemistry, 
and potential contaminant sources. 
The report described GLWA’s Detroit 
river intakes as highly susceptible to 
potential contamination. However, 
all four GLWA water treatment 
plants that service the city of Detroit 
and draw water from the Detroit 
River have historically provided 
satisfactory treatment and meet 
drinking water standards.

GLWA has initiated source-water pro-
tection activities that include chemical 
containment, spill response, and a 
mercury reduction program. GLWA 
participates in the National Pollut-
ant Discharge Elimination System 
permit discharge program and has 
an emergency response management 
plan. In 2016, the Michigan Depart-
ment of Environmental, Great Lakes 
and Energy approved GLWA’s Surface 
Water Intake Protection plan for the 
Belle Isle intake. The plan has seven 
elements that include: roles and duties 
of government units and water sup-
ply agencies, delineation of a source 
water protection areas, identification 
of potential sources of contamination, 
management approaches for protec-
tion, contingency plans, siting of new 
water sources, public participation, 
and public education activities. GLWA 
is in the process of updating the plan 
which should be completed by Sep-
tember 2021. If you would like to know 
more information about the Source 
Water Assessment report please, 
contact GLWA at (313 926-8102).

And/or 

Your source water comes from the low-
er Lake Huron watershed. The water-
shed includes numerous short, season-
al streams that drain to Lake Huron. 
The Michigan Department of Envi-
ronmental Quality in partnership with 
the U.S. Geological Survey, the Detroit 
Water and Sewerage Department, and 
the Michigan Public Health Institute 
performed a source water assessment 
in 2004 to determine the susceptibil-
ity of potential contamination. The 
susceptibility rating is a seven-tiered 
scale ranging from “very low” to “very 
high” based primarily on geologic 
sensitivity, water chemistry, and con-
taminant sources. The Lake Huron 
source water intake is categorized as 
having a moderately low susceptibil-
ity to potential contaminant sources. 
The Lake Huron water treatment 
plant has historically provided satis-
factory treatment of this source water 
to meet drinking water standards.

In 2016, the Michigan Department 
of Environmental, Great Lakes and 
Energy approved GLWA’s Surface 
Water Intake Protection plans for the 
Lake Huron water intake. The plan 
has seven elements: roles and duties 
of government units and water sup-
ply agencies, delineation of a source 
water protection areas, identification 
of potential sources of contamination, 
management approaches for protec-
tion, contingency plans, siting of new 
water sources, public participation and 
public education activities. GLWA is 
in the process of updating the plan 
which should be completed by Sep-
tember 2021. If you would like to know 
more information about the Source 
Water Assessment report please, 
contact GLWA at (313 926-8102).

Drinking water, including bottled 
water, may reasonably be expected 
to contain at least small amounts of 
some contaminants. The presence of 
contaminants does not necessarily 
indicate that water poses a health risk. 
More information about contaminants 
and potential health effects can be 
obtained by calling the Environmental 
Protection Agency’s Safe Drinking 
Water Hotline (800-426-4791).
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The sources of drinking water (both 
tap water and bottled water) include 
rivers, lakes, streams, ponds, reser-
voirs, springs, and wells. As water 
travels over the surface of the land 
or through the ground, it dissolve 
naturally occurring minerals and, 
in some cases, radioactive materi-
als, and can pick up substances 
resulting from the presence of ani-
mals or from human activity. 

Contaminants that may be present 
in source water include:

Microbial contaminants, such as 
viruses and bacteria, which may 
come from sewage treatment 
plants, septic systems, agricultural 
livestock operations, and wildlife.

Inorganic contaminants, such as salts 
and metals, which can be naturally 
occurring or result from urban storm 
water runoff, industrial or domestic 
wastewater discharge, oil and gas 
production, mining, or farming.

Pesticides and herbicides, which 
may come from a variety of sources 
such as agriculture, urban storm 
water runoff, and residential uses.

Organic chemical contaminants, 
including synthetic and volatile 
organic chemicals, which are by-
products of industrial processes and 
petroleum production, and can also 
come from gas stations, urban storm 
water runoff and septic systems.

Radioactive contaminants, which 
can be naturally occurring 
or be the result of oil and gas 
production and mining activities. 

In order to ensure that tap water is safe to drink, EPA prescribes 
regulations, which limit the amount of certain contaminants in water 
provided by public water systems. The Food and Drug Administration 
(FDA) regulations establish limits for contaminants in bottled water, 
which must provide the same protection for public health.
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Local Distribution: City of 
Birmingham (248) 530-1700

Southeastern Oakland County Water Supply 
System – Water Authority offices: (248) 288-
5150. Visit our web site at  www.socwa.org

Great Lakes Water Authority: www.glwater.org 

Michigan Department of Environment, 
Great Lakes, and Energy (EGLE): (586) 
753-3755 –  www.michigan.gov/egle

U.S. Environmental Protection Agency – Safe 
Drinking Water Hotline: (800) 426-4791.

Water quality data for community water systems 
throughout the United States is available at  
www.epa.gov/wqs-tech
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The UCMR program provides the EPA and other interested 
parties with nationally representative data on the occurrence 
of particular contaminants in drinking water, the number of 
people potentially being exposed and an estimate of the levels 
of that exposure. In accordance with SDWA, EPA will consider 
the occurrence data from UCMR4 and other sources, along 
with the peer reviewed health effects assessments, to support 
a regulatory determination on whether to initiate the process 
to develop a national primary drinking water regulation.

The table lists the minimum reporting level, level detected, 
average and range of each contaminant detected.

Detection levels are in micro grams per Liter (1 g/L = 1ppb)

If present, elevated levels of lead can cause serious health 
problems, especially for pregnant women and young children. 
Lead in drinking water is primarily from materials and 
components associated with service lines and home plumbing. 
The City of Birmingham is responsible for providing high 
quality drinking water but cannot control the variety of 
materials used in plumbing components. When your water has 
been sitting for several hours, you can minimize the potential 
for lead exposure by flushing your tap for 30 seconds to 2 
minutes before using the water for drinking or cooking. If 
you have a lead service line it is recommended that you run 
your water for 5 minutes to flush water from both your home 
plumbing and the lead service line. If you are concerned about 
lead in your water, you may wish to have your water tested. 
Information on lead in drinking water, testing methods, and 
steps you can take to minimize exposure is available from the 
Safe Drinking Water Hotline 1-800-462-4791 or at  
www.epa.gov/safewater/lead.

Infants and children who drink water containing lead could 
experience delays in their physical or mental development. 
Children could show slight deficits in attention span and 
learning abilities. Adults who drink this water over many years 
could develop kidney problems or high blood pressure.

People with Special Health Concerns
Some people may be more vulnerable to contaminants in 
drinking water than the general population. Immuno-com-
promised persons such as persons with cancer undergoing 
chemotherapy, persons who have undergone organ trans-
plants, people with HIV/AIDS or other immune system disor-
ders, some elderly and infants can be particularly at risk from 
infections. These people should seek advice about drinking 
water from their health care providers. EPA/CDC guidelines 
on appropriate means to lessen the risk of infection by Cryp-
tosporidium and other microbial contaminants are available 
from the Safe Drinking Water Hotline at (800) 426-4791.
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Executive Summary

ASTI Environmental (ASTI) was retained by 320 Investments, LLC to conduct a Phase I 
Environmental Site Assessment (ESA) of 320 Martin Street in Birmingham, Oakland County, 
Michigan (Property).  The Phase I ESA was conducted in accordance with the United States 
Environmental Protection Agency (US EPA) Standards and Practices for All Appropriate 
Inquiries (AAI) and ASTM Practice E 1527-05.  The information and opinions rendered in 
this report are exclusively for reliance by 320 Investments, LLC.

Property Overview
Location/Address 320 Martin Street, Birmingham, Michigan
Parcels and Acreage 19-36-127-004; ~0.57 acre
Current Use Office building with various tenants

The Phase I ESA included (1) a site inspection on September 30, 2013, (2) interviews with 
knowledgeable site contacts, (3) review of pertinent Michigan Department of Environmental 
Quality (DEQ), Department of Licensing and Regulatory Affairs (LARA), Birmingham,
Oakland County records, (4) acquisition and review of a federal and state database search,  
(5) review of historical aerial photographs, Sanborn maps, and city directories, and (6) 
review of a prior Environmental Review report. Below is a summary table representing our 
findings and recommendations.  

Report Section Data 
Gap

R
E
C

H
R
E
C

De
Minimis

No 
Action

Recommended Action

2.3 Current Use of 
Property x

2.5
Current 
Adjoining 
Property Use

x

4.1
Regulatory 
Database 
Review

x

4.2

Regulatory/
Agency 
Records 
Review

x

4.4.1
Historic Use 
Summary of 
the Property

x

4.5

Historic Use 
Summary of 
the Adjoining 
Properties

x
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Report Section Data 
Gap

R
E
C

H
R
E
C

De
Minimis

No 
Action

Recommended Action

5.0

Hazardous 
Substances/
Petroleum 
Products 

x

5.0

Basic & 
Specialized 
Systems 
Including PCBs

x

5.0

Indications of 
Releases/
Potential 
Releases

x

5.0

Drainage & 
Waste 
Collection 
Systems

x

* A discussion of data gaps and data failures resulting in data gaps is located in Section 7.0. 

We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 
Practice E 1527-05 of 320 Martin Street in Birmingham, Oakland County, Michigan, referred 
to as the “Property”.  Any exceptions to, or deletions from, this practice are described in 
Section 1.4 of this report.  This assessment has revealed no evidence of recognized 
environmental conditions (RECs) in connection with the Property.
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1.0 INTRODUCTION

ASTI Environmental (ASTI) was retained by 320 Investments, LLC to conduct a Phase I 
Environmental Site Assessment (ESA) of 320 Martin Street in Birmingham, Oakland
County, Michigan (Property).  The Phase I ESA was conducted in accordance with the 
American Society for Testing and Materials (ASTM) Standard Practice for Environmental 
Site Assessments: Phase I Environmental Site Assessment Process (E 1527-05) and 40 
CFR Part 312: Standards and Practice for All Appropriate Inquiries; Final Rule (AAI).

1.1 Purpose
The assessment was conducted to identify recognized environmental conditions and
(RECs), historical recognized environmental conditions (HRECs) associated with the 
historical uses of the Property, current site operations, and the condition of surrounding 
properties.  This Phase I ESA can be used by 320 Investments, LLC for a Property 
refinance.

1.2 Detailed Scope of Services
Information required to complete the Phase I ESA was obtained from personal interviews 
and review of practically reviewable and reasonably ascertainable records.  Informational 
sources include the following:

Section Source Adequate Inadequate/
Data Gap

Source 

6.0 Interviews x Seller Interview
3.0 User-Provided 

Information x Questionnaire

4.4.5 Assessing 
Documents x City of Birmingham

4.2.3 Building Permits x City of Birmingham
2.2 Zoning x City of Birmingham

4.2.2 Fire Department 
Records x Birmingham Fire 

Department
4.2.1 Health Department 

Records x Oakland County

4.2.4 Liens Search x DEQ
4.4.2 Aerial Photographs x EDR
4.4.3 Sanborn Map Search x EDR
4.4.4 City Directories x Library of Michigan
4.1 Regulatory Database x EDR



ASTI Project No. 8554 2

Section Source Adequate Inadequate/
Data Gap

Source 

Review
4.4.7 Prior Investigation x User

1.3 Significant Assumptions
Information obtained during this assessment, to the extent it was relied on to form our 
opinion, was assumed to be complete and accurate.  ASTI cannot be held responsible for 
the quality or content of information obtained from interviews and standard sources. Since 
ASTI cannot warrant or guarantee that the information provided by interviews and standard 
sources is accurate or complete, the intention of this Phase I ESA is to reduce, but not 
eliminate, uncertainty for the potential for RECs and HRECs on the Property.  

1.4 Limitations and Exceptions
The information and opinions included in this report were given in response to a limited 
scope of work, being a Phase I ESA per ASTM Practice E 1527-05 and AAI, and should be 
considered and implemented only in light of that particular scope of work.  The services 
provided by ASTI in completing this assessment have been provided in a manner consistent 
with the normal standards of the profession.  No other warranties, expressed or implied, are 
made.  

Non-scope issues are considered by ASTM E1527-05 as beyond the scope of a Phase I 
ESA.  These issues may affect business environmental risk at the Property.  These non-
scope issues may warrant assessment based on the type of Property transaction.  If 
requested by the User, these non-scope issues are discussed in Section 12.0. 

No testing or sampling of materials (for example, soil, water, and air) was included in this 
assessment.  No limiting conditions were identified during the site reconnaissance.  

Responses received from regulatory agencies or other secondary sources of information 
after the issuance of this report may alter the facts, findings, conclusions, or 
recommendations to this ESA.
1.5 Special Terms and Conditions
The Phase I ESA was performed in conformance with the scope and limitations of ASTM 
Practice E 1527-05 and AAI.  No special terms and conditions outside ASTM Practice E 
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1527-05 and AAI have been addressed.  Under the AAI Rule and ASTM Practice E 1527-
05, all appropriate inquiries must be conducted within one year prior to the date of 
transaction of the Property. However, certain components of the all appropriate inquiries 
(interviews, liens searches, records review, and visual inspections) must be conducted or 
updated within 180 days prior to the date of the Property transaction.

1.6 User Reliance
The Phase I ESA was performed for the benefit of 320 Investments, LLC and ASTI 
acknowledges that said party may rely on the contents and conclusions presented in this 
report.  ASTI acknowledges the fact that the scope of work was sufficient in ASTI's opinion 
to uncover, to the extent of ASTI's services, potential environmental liabilities at the 
Property.

This effort was performed per authorization of 320 Investments, LLC on September 24,
2013.  The information and opinions rendered in this report are exclusively for use by 320 
Investments, LLC and ASTI will not distribute or publish this report without the consent of 
320 Investments, LLC, except as required by law or court order.

Any use a third party makes of this report, or any reliance upon it, or any decisions based 
on it, is the sole responsibility of the third party.  A third party is not afforded the status of a 
third party beneficiary unless ASTI expressly agrees to such status in writing.  ASTI has no 
responsibility for any damages that may be suffered by a third party as a result of any 
decision made, or action taken by a third party, based on this report.
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2.0 SITE DESCRIPTION

2.1 Location and Legal Description

General Location Eastern half of city block bound by West Maple Road to the 
north, Martin Street to the south, South Bates Street to the 
east, and South Chester Street to the west

Quarter Section & 
Township and Range

NW ¼ of Section 36; T2N R10E

City/Township; County; 
State; Zip Code

City of Birmingham, Oakland County, Michigan 48009

Parcel Number(s) 19-36-127-004

A Site Location Map is provided as Appendix A.  A copy of the assessment record with the 
legal description is included in Appendix D.

2.2 Site and Vicinity General Characteristics

Acreage ~0.57 acre
Topography Relatively flat
Zoning Office - Residential (B-3)
Local Development 
Utilization

Commercial, residential, and recreational

A Site Features Map is included in Appendix A. Photographs of the Property and adjoining 
properties were taken during the site inspection and are provided as Appendix B.

2.3 Current Use of the Property
The Property is occupied by a leasable office building.  Tenants at the Property currently 
include Biddison Architecture and Design; Commercial Financial Management; Core 
Partners; Copper Street Cookies; Cynergy; Elastic Outreach; Pacific Management, Inc.; 
REM Management, Inc.; Sherman Immigration Lawyers P.C.; Jay N. Seifman, P.C.; David 
Stanislaw, LMSW, BCD; and Stanislaw Consulting, LLC.

2.4 Descriptions of Structures, Roads, Other Improvements on the Site
The Property contains one type of building with the description as follows.
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Building Descriptions
# Building 

Type
Primary Use Functional Spaces #

Present
Built 
Date

Stories

1 Office Office Offices, lobby, break 
room, bathrooms, 

mechanical/electric 
rooms

1 1939 3

Building Construction
Building # Square 

Footage
Primary Construction Interior Finishes

1 - Office ~18,951 Poured concrete foundation, 
concrete and steel framing, brick 
and limestone masonry

Wood trim, carpet, 
drywall, wood paneling

Roads and Other Improvements
Access Access drive via South Bates Street
Paved Areas Parking areas north and northwest of the subject building
Maintained Lawn Southern and eastern portions of the Property
Landscaped
Areas

Limited areas around the perimeter of the subject building

Surface Water None

Municipal Services and Utilities
Service or Utility Present Provider Comments

Potable Water 
Source x City of Birmingham

Irrigation Well
Sewage x City of Birmingham

Storm Sewer x City of Birmingham
Electrical x DTE Energy

Natural Gas x Consumers Energy
Solid Waste 

Disposal x SOCRRA Dumpster on northeastern 
portion of the Property

Heating & Cooling x N/A Forced-Air System
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2.5 Current Uses of Adjoining Properties
ASTI observed adjoining properties during the site inspection to evaluate the potential risk 
these properties may pose to the Property.  Observations were made from the Property and 
public access areas, as appropriate.  Each is described as follows.

Adjoining Property Use
Direction 

from 
Property

Occupant &
Address

Use Potential Concerns

North McCann Worldgroup
360 North Maple Road

Offices None

Northeast Backcountry North
284 West Maple Road

Vacant office space

Commercial - Retail

Offices

None

None

East Elm Design
299 West Maple Road

Tallulah Wine Bar
155 South Bates Street

Residential Lofts
250 Martin Street

Commercial - Retail

Restaurant

Residential

None

None

None

Southeast Shain Park Park None

South Baldwin Public Library
300 West Merrill Street

Library None

West St. James Episcopal 
Church

355 West Maple Road

Church None
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3.0 User Provided Information
Mr. Rob Krochmal of 320 Investments, LLC, User, completed a User Questionnaire on 
September 26, 2013. The following responses were provided by the User (Appendix C). 

Question Response

1
Are you aware of environmental cleanup liens 
against the property that are filed or recorded 
under federal, tribe, state, or local law?

No

2

Are you aware of Activity and Land Use 
Limitations such as engineering controls, land 
use restrictions, or institutional controls that 
are in place and/or have been filed in a 
recorded registry under federal, tribe, state, or 
local law?

Mr. Krochmal indicated that the 
Property contains a historic building

3

Do you have specialized knowledge or 
experiences related to the property, nearby 
properties, or are you involved in the same line 
of business as the current or former occupant 
so that you have knowledge of the chemicals 
and process used?

Yes; Mr. Krochmal indicated that he is 
a current tenant of the Property 

building

4

Is the purchase price lower than the fair market 
value?
If you conclude there is a difference, have you 
considered whether a lower price is due to 
contamination known or believed to be 
present?

No

Not Applicable

5

Are you aware of commonly known or 
reasonably ascertainable information about the 
property that would help the environmental 
professional to identify conditions indicative of 
a release or threatened release?

No

5a Do you know past uses of the property?

Mr. Krochmal indicated that the 
Property was previously used as a 

Post Office administrative building and 
as a public Post Office

5b
Do you know specific chemicals that are 
present or once were present at the 
property?

No

5c
Do you know of spills or chemical 
releases that have occurred at the 
property?

No
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Question Response

5d

Do you know of any environmental 
cleanups that have taken place at the 
Property? No

5e
Are there any obvious indicators that 
point to the presence or likely presence 
of contamination at the property?

No

3.1 Chain-of-Title Documentation
A chain-of-title was not conducted for this ESA by ASTI nor was one provided by the User.

3.2 Reason for Performing the Phase I ESA
The purpose of this Phase I ESA was to identify existing or potential recognized 
environmental conditions (as defined by ASTM Standard E-1527-05) in connection with the 
Property and to qualify for one of the Landowner Liability Protections (LLPs) offered by the 
Small Business Liability Relief and Brownfield’s Revitalization Act of 2001 (the “Brownfields 
Amendments”).
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4.0 RECORDS REVIEW

4.1 Standard Environmental Record Sources
ASTI ordered a government records search for the Property from Environmental Data 
Resources, Inc. (EDR) in Milford, Connecticut.  A copy of The EDR Radius Map Report with 
GeoCheck®, dated October 1, 2013, is included in Appendix D.  A description of the 
databases, search distances, and results are presented in the report. 

Database List
Property 
Listing

Adjoining 
Property 
Listing

Total
Applicable 

Radius Listings
Federal NPL (1 mile) No No 0

Delisted NPL (0.5 mile) No No 0

Federal CERCLIS (0.5 mile) No No 0

Federal CERCLIS NFRAP (0.5 mile) No No 0

Federal RCRA CORRACTS (1 mile) No No 0

Federal TSD Facility (0.5 mile) No No 0
Federal RCRA Generator 
(Property/Adjoining) No No 0
Federal Inst./Eng. Controls 
(Property only) No No 0

Federal ERNS (Property Only) No No 0
State/Tribal Hazardous Waste Sites 
(1 mile) No No 0
State/Tribal Equivalent CERCLIS (SHWS)
(0.5 mile) No No 0
State/Tribal Landfill or Solid Waste 
Facility (0.5 mile) No No 0

State/Tribal LUST (0.5 mile) No No 8
State/Tribal Registered UST 
(Property/Adjoining Properties) No Yes 1
State/Tribal Inst./Eng. Controls
(Property only) No No 0
State/Tribal Voluntary Cleanup Sites
(0.5 mile) No No 0
State/Tribal Brownfield Sites
(0.5 mile) No No 0
Michigan Baseline Environmental 
Assessment Sites
(Property or Adjoining Property)

No No 0
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Database List
Property 
Listing

Adjoining 
Property 
Listing

Total
Applicable 

Radius Listings
Additional Non-ASTM Databases
(Property or Adjoining Property) No No 0
Historical Auto Stations
(1/10mile) No No 0
Historical Dry Cleaners
(1/3 mile) No No 0

Orphans No No 0

4.1.1  Discussion of Property Listings
There are no Property listings.

4.1.2 Discussion of Sites of Potential Environmental Concern
Listings that represented potential environmental concern are discussed below.  For the 
remaining listed sites, ASTI considers select criteria to determine which sites represent an 
environmental concern to the Property.  The criteria include but are not limited to the 
following.

Database type
Topography relative to the Property
Direction and distance 
Soil profile identified in available sources
Known or inferred groundwater depth and flow direction
Status of applicable investigation
Surface and subsurface conditions including but not limited to buildings, pavement, 
utility corridors, and surface water features
Potable water source (well or municipal)

An evaluation of these criteria is completed to determine the level of risk associated with 
each site.  Sites that are found to have the potential to represent an elevated or high risk are 
requested through FOIA to applicable agencies.  

Using the referenced criteria and based upon the information contained within the EDR 
report, ASTI did identify adjoining property listings and/or nearby sites that were considered 
to represent the potential to represent an elevated or high risk to the Property.
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Site Name Wabeek Assoc Gen Partnership

Databases UST

Address 280 W. Maple

Distance and 
Direction

Adjoining across intersection to northeast

Documentation 
Requested/Reviewed

EDR report

Summary of Findings A fuel oil UST installed around 1928 was removed in 1993.  
Based on its distance across the intersection, location inferred to 
be downgradient, and general lithology known to this area, this 
listing is considered to represent minimal environmental risk.

4.2 Additional Agency/Regulatory Sources

4.2.1 Local Health Department
ASTI requested information for the Property from the Oakland County Health Division for 
information on the Property.  A response dated September 27, 2013, indicated that the 
OCHD did not have any information pertaining to on-site sewage disposal permits, well logs, 
water well permits, on-going groundwater monitoring or landfill activity for the Property
(Appendix D).  

4.2.2 Local Fire Department
ASTI reviewed Birmingham Fire Department files on September 30, 2013.  Files maintained 
by the Fire Department consisted of fire inspection sheets and no evidence of 
environmental concerns in association with the Property was identified during the review.

4.2.3 Building Permit/Inspections
Building Department files from the City of Birmingham were reviewed.  Files included 
general construction permits and inspection sheets (Appendix D).

4.2.4 DEQ RRD Environmental Liens
The DEQ maintains a listing of environmental liens on properties in the State.  No 
environmental liens were listed for the Property (Appendix D).

4.2.5 Oil and Gas Wells
According to Michigan Department of Technology, Management, and Budget Mineral Lease
Information, no oil or gas wells are located on or adjoining to the Property.



ASTI Project No. 8554 12

4.3 Physical Setting Sources
A Physical Setting Sources Map, which includes an overlay of the United States Geological 
Survey (USGS) topographic map (7.5-minute series) for the Birmingham, Michigan 
quadrangle, which includes the Property, is provided in the EDR report in Appendix D.  The 
USGS map is also the basis of the Site Location Map in Appendix A.

Average Elevation
(feet above mean sea level) 784

Local Gradient Northwest
Regional Gradient Northwest

Nearest Surface Water Body River Rouge; approximately 900 feet northwest 

Groundwater Depth

Based on ASTI's knowledge of the lithology of this 
area through prior assessments, saturated soils 
commonly known as perched areas of groundwater
are present within upper soils and are not considered 
to be groundwater in an aquifer.

Groundwater Flow Direction Potentially to northwest

Soil composition information for the Property is included in the EDR report (Appendix D) on 
pages A-4 through A-8.  The soil component for the Property is described as follows. 

Soil 
Component Soil Texture Infiltration Rate Drainage Hydric
Urban land Not reported Not reported Not reported Unknown

4.4 Historical Use Information
Reasonably ascertainable standard historical sources as found in Section 8.3.4 of ASTM 
Practice E1527-05 were used to determine the previous use of the Property and 
surrounding area.  A chronological summary of the sources used may include, but is not 
limited to aerial photographs, Sanborn maps, city directories, agency records, and prior 
environmental assessments.  ASTI made a good faith effort to identify the obvious uses of 
the Property from the present back to the Property's first developed use, or back to 1940, 
whichever is earlier.  
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4.4.1 Historical Use Summary of the Property

Year(s) Improvements/Use Source Reference(s)

1910-1921 The Property contains a residential dwelling on 
its northeastern portion and part of a residential 
dwelling on its northwestern portion.

Sanborn maps App. E

1921-1939 The Property contains a YMCA community 
building on its northeastern portion and part of a 
residential dwelling on its northwestern portion. 

Sanborn map App. E

1939-2013 The subject building was constructed in 
approximately 1939 for use as a Post Office.  
The building was historically used as a Post 
Office public and administration building until 
2010, when the subject building was renovated 
for office use.

Aerials
Sanborn maps
City 
Directories

App. E
App. E

Data failures were encountered as part of this assessment and are discussed in Section 7.0 
as a data gap.

4.4.2 Aerial Photographs
ASTI reviewed available aerial photographs of the Property provided by EDR and are 
summarized below. Copies of the aerial photos are provided as Appendix E.

Date of 
Aerial Observations

Environmental 
Conditions 
Identified

1940,
1949,

The Property is improved with the current subject 
building.  Residential dwellings are observed on the 
northern and eastern adjoining properties.  The library 
and park to the south and southeast appear in their 
current configuration, respectively.  A commercial 
building is observed on the northeastern potion of the 
Property.  A church exists on the northern portion of the 
western adjoining property. 

None

1957 Maple Road, north of the Property, is widened.  A 
commercial building is constructed on the northern 
adjoining property.  The church on the western adjoining 
property has expanded.  No other significant changes 
are observed.

None

1961 Commercial buildings are observed on the eastern 
adjoining property.  The northern adjoining commercial 
building has expanded westward.  The church to the 
west of the Property has expanded to its current 

None
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Date of 
Aerial Observations

Environmental 
Conditions 
Identified

configuration.  No other significant changes are 
observed.

1967,
1972,
1980,
1993

The northern adjoining commercial building has 
expanded northward.  No other significant changes are 
observed.

None

1999,
2005,
2009,
2010,
2012

The Property and adjoining properties are observed in 
their current configurations.

None

4.4.3 Sanborn Maps
EDR conducted a search of Sanborn maps for the Property from the years 1893, 1910, 
1915, 1921, 1926, 1931, 1949, and 1960 (Appendix E). The Property is not evident on the 
1893 and 1900 Sanborn maps.  The Sanborn maps indicated that the Property was 
improved with portions of two residential dwellings from at least 1910 to at least 1921;
however, the southern portion of the Property is covered by a key in 1910 and not 
observable.  The southern portion of the Property is vacant in 1910 and 1921. The 
residence on the northeast portion of the Property is labeled as a community house in 1926 
and a YMCA building in 1931. The subject building is evident in the 1949 and 1960
Sanborn maps and labeled as a Post Office. Observations of the adjoining properties 
based on a review of the Sanborn maps are included in Section 4.5.  

4.4.4 City Directories
A city directory search was conducted at the Library of Michigan for the years 1960, 1970, 
1980, 1990, 2000, and 2010.  The city directory research indicated that the U.S. Post Office 
occupied the Property from at least 1960 to at least 2010.  Results of the findings from the 
city directory search for adjoining properties are incorporated into Section 4.5.  

4.4.5 Property Tax Files 
A current assessing record is provided in Appendix D.  No potential RECs were identified as 
a result of review of the assessing files.  

4.4.6 Title Search
Refer to Section 3.1.
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4.4.7 Previous Environmental Reports
An Environmental Review report was completed for the Property on January 30, 2009.  The 
investigation included historical review, regulatory file review, and a visual inspection of the 
Property.  Review of municipal assessing, building, and fire department records were not 
completed as part of the 2009 investigation.  Based on a site reconnaissance and 
environmental review, no significant environmental concerns regarding the Property were 
identified. 

4.5 Historical Use Summary of the Adjoining Properties
The historic uses of adjoining properties are summarized as follows. 

Summary of Historic Uses of Adjoining Properties

Direction Historical Use Summary
Environmental 

Concerns 
Identified

Source(s)

North Residential dwellings from at least 1910 to 
at least 1926, after which a gasoline filling 
station was constructed immediately north of 
the Property.  The gasoline filling station and 
two residential dwelling to the west existed 
until at least 1949, after which a 
commercial/retail building was constructed.  
The retail building was occupied by 
Jacobson’s clothing until at least 2010, after 
which it was converted to an office building.

Former filling 
station

Sanborn
maps

Aerials
City 

Directories

Northeast Residential until at least 1926, after which a 
commercial building was constructed.  The 
commercial building has expanded and 
former tenants include beauty salons, 
dentists, architects, a pharmacy, and a
music store.

None Sanborn
maps

Aerials
City 

Directories

East Residential until at least 1949, after which 
commercial development began.  Various 
commercial and office tenants have 
occupied the eastern adjoining property
including a laundry, a church annex, and a
watch shop.

None Sanborn
maps

Aerials
City 

Directories

South Residential until at least 1926, after which 
the current library building was constructed.  
The southeastern portion of the property 
contained a Township Hall from at least 
1910 until at least 1915.

None Sanborn
maps

Aerials
City 

Directories
Southeast Residential until at least 1931, after which None Sanborn
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Summary of Historic Uses of Adjoining Properties

Direction Historical Use Summary
Environmental 

Concerns 
Identified

Source(s)

the property was improved with Shain Park. maps
Aerials

West A church existed on the northern portion of 
the property with residential dwellings on the 
southern and northeastern portions of the 
property from at least 1910 to at least 1931, 
after which the church expanded to its 
current configuration.

None Sanborn
maps

Aerials
City 

Directories

Based on its distance across West Maple Road, location inferred to be downgradient, 
lithology present in the area generally lacking groundwater in an aquifer in upper soils, and 
at least two redevelopments of the site, the former north adjoining gas station is considered 
to represent minimal environmental risk.
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5.0 Site Reconnaissance

5.1 Methodology and Limiting Conditions

Assessor Name and Title David Isabell, Site Assessor
Date of Inspection September 30, 2013
Weather Conditions Seasonal temperatures and cloudy
Methodology Systematic: Inspected all interior spaces, 

exterior of Property including all property 
boundaries, and adjoining properties from 
Property and public access areas.   

Access Limitations None

5.2 General Site Settings

General Location Eastern half of city block bound by West Maple Road to the 
north, Martin Street to the south, South Bates Street to the 
east, and South Chester Street to the west.

Quarter Section & 
Township and Range

NW ¼ of Section 36; T2N R10E

City/Township; County; 
State; Zip Code

City of Birmingham, Oakland County, Michigan 48009

Acreage ~0.57 acre
Local Development 
Utilization

Commercial, residential, and recreational

5.3 Exterior Observations
The following table summarizes the site exterior observations. Items observed are 
discussed further following the table.  

Category Item Item
Observed

Above Ground 
Hazardous Substances 

and Petroleum 
Products

Drums, barrels or containers  >=5 gallons in 
connection with identified uses No

Drums, barrels or containers  >=5 gallons not in 
connection with identified uses No

Unidentified Substance Containers No
ASTs No

Underground 
Hazardous Substances 

and Petroleum 
Products

USTs (fill ports and/or vent pipes) No
Fuel dispensers No
Natural gas or petroleum pipelines/wells No
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Category Item Item
Observed

Basic & Specialized 
Systems (Electrical, 

Hydraulic, 
Refrigeration, & PCBs)

Pole-mounted transformers No
Pad-mounted transformers Yes
Capacitors No
Hydraulic equipment No
Emergency generator No
High-power transmission lines (EMF) No

Indications of Releases 
or Potential Releases

Stained soil or pavement No
Stressed vegetation No
Pools of liquid No
Strong or pungent odors No
Filled Land No
Unregulated/Unauthorized Waste Disposal No

Drainage & Waste 
Collection Systems

Pits No
Ponds No
Lagoons No
Sumps No
Monitor wells No
Dry wells/crocks No
Oil-water separators No
Regulated/Authorized Waste Removal (Dumpsters) No

Basic and Specialized Systems - Transformers
One DTE Energy-owned pad-mounted transformer is located on southwestern Property 
boundary.  The transformer is in good condition. Even though not all DTE Energy-owned 
transformers have been tested, according to DTE Energy Personnel, their transformers are
not “PCB transformers” as defined by the United States Environmental Protection Agency 
(US EPA).  In the unlikely event of a spill or leak from any DTE Energy-owned equipment, 
the Property will be properly cleaned and, as nearly as possible, returned to its condition 
before the spill by DTE Energy.

5.4 Interior Observations
The following table summarizes the site interior observations. Items observed are discussed 
further following the table.
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Category Item Item
Observed

Above Ground 
Hazardous Substances 

and Petroleum 
Products

Drums, barrels or containers  >=5 gallons in 
connection with identified uses No

Drums, barrels or containers  >=5 gallons not in 
connection with identified uses No

Unidentified Substance Containers No
ASTs No

Underground 
Hazardous Substances 

and Petroleum 
Products

USTs (fill ports and/or vent pipes)

No

Basic & Specialized 
Systems (Electrical, 

Hydraulic, 
Refrigeration, & PCBs)

Transformers No
Capacitors No
Elevators Yes
Compressors No
Compactors No
Hydraulic Hoists No
Hydraulic Equipment other than those above No
Emergency generators No
Refrigeration/chillers No
PCB ballasts Unlikely

Indications of Releases 
or Potential Releases

Staining No
Pools of liquid No
Strong or pungent odors No

Drainage & Waste 
Collection Systems

Pits No
Standard floor drains Yes
Sumps/manhole covers Yes
Trench drains No
Monitor wells No
Dry wells/crocks No
Oil-water separators Yes
Wastewater discharge systems No

Basic & Specialized Systems (Electrical, Hydraulic, Refrigeration, & PCBs) – Elevator
A hydraulic elevator services the subject building.  ASTI observed the elevator mechanical 
system and did not observe spills or leaks associated with the hydraulic equipment.  The 
elevator was reportedly installed in 1991.  

Basic & Specialized Systems (Electrical, Hydraulic, Refrigeration, & PCBs) – PCB Ballasts
Fluorescent lighting was observed in the subject building.    However, most lighting was 
replaced during the remodel in 2010 for energy efficient fixtures, so it is unlikely that existing 
ballasts are PCB-containing.
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Drainage & Waste Collection Systems 
An oil-water separator was observed in connection with the elevator at the Property 
building.  According to Mr. Krochmal, the oil-water separator is utilized in the event of 
flooding within the building basement and has not been needed as of the time of the site 
reconnaissance.  The oil-water separator was empty and ASTI did not observe spills or 
leaks in association with the equipment.

In addition, a sump pump was observed within the basement of the Property building and 
floor drains were observed within restrooms within the building, which are connected to the 
municipal storm sewer.  No staining was observed in connection with the sump pump or 
floor drains.
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6.0 INTERVIEWS

6.1 Interview with Owner
Mr. Krochmal, representing the seller, indicated that the seller has owned the Property for 
approximately three years.  A previously completed Environmental Review report was 
provided and contains the extent of any environmental knowledge available to the seller.

6.2 Interview with Site Manager
Refer to Section 6.1.  

6.3 Interview with Occupants
Tenants of the Property completed Occupant Questionnaires (Appendix G).  No 
environmental conditions were identified.

6.4 Interviews with Local Government Officials
Conversations with local government officials were limited to requesting assessment and 
building department records.  

6.5 Interviews with Others
No others were interviewed as part of this assessment.  
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7.0 DATA FAILURE AND DATA GAPS

Data gaps occur when the EP is unable to obtain information required despite a good faith 
effort.  Data failure is one type of data gap.  According to ASTM Practice E1527-05, data 
failure occurs when all of the standard historical sources that are reasonably ascertainable
and likely to be useful have been reviewed and yet the objectives have not been met.  
Historical sources are required to document property use back to the Property's first 
developed use or back to 1940, whichever is earlier.  Data gaps were encountered during 
the investigation consisting of the following.

Data Gap Inability to interview prior owner(s) and occupants.
Does this data gap constitute 
one of the following:

Yes No

REC x
HREC x
Rationale Information from other sources provided sufficient information regarding 

past use.  

Data Gap Inability to determine the first date of development.
Does this data gap constitute 
one of the following:

Yes No

REC x
HREC x
Rationale Earliest records from the early 1900s indicate only residential use.

Data Gap Historical Assessing Department records were not available.
Does this data gap constitute 
one of the following:

Yes No

REC x
HREC x
Rationale Information from other sources provided sufficient information regarding 

past use and there was no indication of former heating oil use identified.



ASTI Project No. 8554 23

8.0 FINDINGS

Report Section Data 
Gap

R
E
C

H
R
E
C

De
Minimis

No 
Action

Comment 

2.3 Current Use of 
Property x

2.5
Current 
Adjoining 
Property Use

x

4.1
Regulatory 
Database 
Review

x

4.2

Regulatory/
Agency 
Records 
Review

x

4.4.1
Historic Use 
Summary of 
the Property

x

4.5

Historic Use 
Summary of 
the Adjoining 
Properties

x

5.0

Hazardous 
Substances/
Petroleum 
Products 

x

5.0

Basic & 
Specialized 
Systems 
Including PCBs

x

5.0

Indications of 
Releases/
Potential 
Releases

x

5.0

Drainage & 
Waste 
Collection 
Systems

x

* A discussion of data gaps and data failures resulting in data gaps is located in Section 7.0. 
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9.0 OPINION

In the professional opinion of ASTI, an appropriate level of inquiry has been made into the 
previous ownership and uses of the Property consistent with good commercial and 
customary practice in an effort to minimize liability.  No evidence or indication of recognized 
environmental conditions has been revealed on the Property.
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10.0 CONCLUSIONS 

We have performed a Phase I ESA in conformance with the scope and limitations of ASTM 
Practice E 1527-05 of 320 Martin Street in Birmingham, Oakland County, Michigan, referred 
to as the “Property”.  Any exceptions to, or deletions from, this practice are described in 
Section 1.4 of this report.  This assessment has revealed no evidence of recognized 
environmental conditions (RECs) in connection with the Property.
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11.0 DEVIATIONS

No deletions, deviations, or additions to E 1527-05 or AAI have occurred during this 
assessment.
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12.0 ADDITIONAL SERVICES

Non-Scope Considerations under Section 13 of ASTM E 1527-05 were not addressed in 
this investigation.  The following are several prevalent non-scope considerations.  The list of 
non-scope considerations is not intended to be all-inclusive.  

Item Comment

Asbestos

Asbestos-containing materials (ACMs) may be present in any structure 
including but not exclusive to wallboard systems, joint compounds, 
caulkings, roofing materials, and flooring materials. According to the 2009 
Environmental Review conducted at the Property, ACM removal was 
performed in 1996 and 1997; however, documentation of the removal 
activities was not available for review.  Additionally, original building 
materials were removed during renovation activities at the Property in 
2010.  Observed materials appeared to be in good condition during ASTI’s 
site reconnaissance.

Lead-Based 
Paint (LBP)

Structures built after 1978 do not typically contain LBP.  The subject 
building was built in ~1939. According to the 2009 Environmental Review 
conducted at the Property, LBP removal activities occurred at the Property 
in 1997 and 2000; however, documentation of the removal activities was 
not available for review. The 2009 Environmental Review recommended 
additional LBP testing be conducted; however, ASTI was not provided with 
documentation of LBP removal.  

Radon According to EDR, Oakland County is classified by the EPA as Zone 2 with 
average indoor air levels of >2 pCi/L  and <4 pCi/L.

Mold No obvious signs or indication of mold was observed. No water staining or 
other signs of water intrusion were observed.

Wetlands No obvious wetland features were observed. 
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The EDR Aerial Photo Decade Package, October 2, 2013
EDR Certified Sanborn Map Report, September 30, 2013
User Questionnaire
City of Birmingham Offices
Oakland County Environmental Health Division
Birmingham Building Department
Birmingham Fire Department
DEQ Perfected Environmental Liens List, August 19, 2013
City Directories, Library of Michigan
Michigan Department of Technology, Management, and Budget Mineral Lease 
Information, http://www.michigan.gov/cgi/0,4548,7-158-
52927_53037_12540_13818-30992--,00.html
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14.0 SIGNATURE(S) OF ENVIRONMENTAL PROFESSIONAL(S)

I declare that, to the best of our professional knowledge and belief, I meet the definition of 
Environmental Professional as defined in 312.10 of 40 CFR 312.

I have the specific qualifications based on education, training, and experience to assess a 
property of the nature, history, and setting of the subject property.  I have developed and 
performed the all appropriate inquiries in conformance with the standards and practices set 
forth in 40 CFR Part 312.

_________________________
David Isabell, EP
Project Manager
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Glossary 
Recognized Environmental Condition: The presence or likely presence of any hazardous 
substances or petroleum products on a property under conditions that indicate an existing 
release, a past release, or a material threat of a release of any hazardous substances or 
petroleum products into structures on the property or into ground, groundwater, or surface 
water of the property.  
Historical Recognized Environmental Condition: An environmental condition which in the 
past would have been considered to be a recognized environmental condition, but which may 
or may not be considered a recognized environmental condition currently.
Hazardous Substance:  A substance defined as A) any substance designated pursuant to 
section 1321(b)(2)(A) of Title 33, B) any element, compound, mixture, solution, or substance 
designated to section 9602 of this title, C) any hazardous waste having the characteristics 
identified under or listed pursuant to section 3001 of the RCRA Act of 1976, as amended, D) 
any toxic pollutant listed under section 1317(a) to Title 33, E) any hazardous air pollutant 
listed under section 112 of the Clean Air Act, and F) any imminently hazardous chemical 
substance or mixture with respect to which the Administrator of the EPA has taken action 
pursuant to section 2606 of Title 15.  
Petroleum Product:  Petroleum including crude oil or any fraction thereof which is not 
otherwise specifically listed or designated as a hazardous substance under Subparagraphs 
(A) through (F) of 42 U.S.C. 9601 (14), natural gas liquids, liquefied natural gas, and 
synthetic gas usable for fuel (or mixtures of natural gas and such synthetic gas).  
De minimis:  Conditions that generally do not present a material risk of harm to public health 
or the environment and that generally would not be the subject of an enforcement action if 
brought to the attention of appropriate governmental agencies. 
Material Threat:  A physically observable or obvious threat which is reasonably likely to lead 
to a release that, in the opinion of the EP, is threatening and might result in impact to the 
public health or the environment.  
Reasonably Ascertainable: Information that is (1) publicly available, (2) obtainable from its 
source within reasonable time and cost constraints, and (3) practically reviewable.  
Practically Reviewable:  Information is provided by the source in a manner and in a form that, 
upon examination, yields information relevant to the Property without the need for 
extraordinary analysis of irrelevant data. 
Business Environmental Risk:  A risk which can have a material environmental or 
environmentally-driven impact on the business associated with the current or planned use of 
a parcel of commercial real estate, not necessarily limited to those environmental issues 
required to be investigated in Practice E1527.
Data Gap: A lack of or inability to obtain information required by this practice despite good 
faith efforts by the EP to gather such information. 
Good Faith:  The absence of any intention to see an unfair advantage or to defraud another 
party; an honest and sincere intention to fulfill one's obligations in the conduct or transaction 
concerned.  
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APPENDIX A

Figures
Site Location Map
Site Features Map
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APPENDIX B

Site Photographs



PHOTO LOG
320 Martin Street, Birmingham, Michigan 

ASTI Project No. 8554
September 30, 2013
Photographed By David Isabell

Photo 1. Southern view of Property 
building, facing north

Photo 2. Eastern view of Property 
building basement level, facing north

Photo 3. Northern view of Property 
building, facing southeast



PHOTO LOG
320 Martin Street, Birmingham, Michigan 

ASTI Project No. 8554
September 30, 2013
Photographed By David Isabell

Photo 4. Western view of Property 
building, facing southeast

Photo 5. General interior view of 
Property building common area

Photo 6. Typical view of office area 
within Property building
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320 Martin Street, Birmingham, Michigan 

ASTI Project No. 8554
September 30, 2013
Photographed By David Isabell

Photo 7. Typical view of a lavatory 

Photo 8. Cleaning supply storage 
area

Photo 9. Oil-water separator in 
connection with elevator in basement 
level of Property building
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320 Martin Street, Birmingham, Michigan 

ASTI Project No. 8554
September 30, 2013
Photographed By David Isabell

Photo 10. Pad-mounted transformer 
on western Property boundary

Photo 11. Dumpster enclosure area 
on northeastern portion of the 
Property

Photo 12. Northern adjoining 
property (360 North Maple)
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320 Martin Street, Birmingham, Michigan 
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September 30, 2013
Photographed By David Isabell

Photo 13. Northeastern adjoining 
property (200-300 West Maple)

Photo 14. Eastern adjoining 
property (299 West Maple)

Photo 15. Eastern adjoining 
property (151 South Bates and 250 
Martin)
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320 Martin Street, Birmingham, Michigan 

ASTI Project No. 8554
September 30, 2013
Photographed By David Isabell

Photo 16. Southeastern adjoining 
property (Shaun Park)

Photo 17. Southern adjoining 
property (300 Merrill)

Photo 18. Western adjoining 
property (355 Martin)
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APPENDIX C

User-Provided Information
User Questionnaire
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APPENDIX D

Regulatory Records Documentation
Assessing Records

Building Department Records
EDR Radius Map™ Report with GeoCheck (10-1-13)
Oakland County Health Division Response (9-27-13)

DEQ Environmental Liens List (8-19-13)
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            Removed from GroundTank Status:

202 ft.
0.038 mi.

Relative:
Lower

Actual:
783 ft.

< 1/8 BIRMINGHAM, MI  48084
NE 280 WEST MAPLE RD    N/A
1 USTWABEEK ASSOC GEN PARTNERSHIP U003834374

243 ft. Site 1 of 3 in cluster A
0.046 mi.

Relative:
Lower

Actual:
783 ft.

< 1/8 BIRMINGHAM, MI  48009
WSW 180 CHESTER ST MIK937473619
A2 RCRA-CESQGCENTRAL PARKING SYSTEM 1010321290



CENTRAL PARKING SYSTEM  (Continued) 1010321290



CENTRAL PARKING SYSTEM  (Continued) 1010321290

258 ft. Site 2 of 3 in cluster A
0.049 mi.

Relative:
Lower

Actual:
782 ft.

< 1/8 WDSBIRMINGHAM, MI  48034
SW UST200 CHESTER    N/A
A3 LUSTPROPOSED BALDWIN HOUSE SITE U001777213



            Closed in GroundTank Status:

PROPOSED BALDWIN HOUSE SITE  (Continued) U001777213

261 ft. Site 3 of 3 in cluster A
0.049 mi.

Relative:
Lower

Actual:
782 ft.

< 1/8 BIRMINGHAM, MI  48009
WSW 200 CHESTER ST MIK756294448
A4 RCRA-CESQGBALDWIN HOUSE 1014925103



BALDWIN HOUSE  (Continued) 1014925103



389 ft. Site 1 of 2 in cluster B
0.074 mi.

Relative:
Lower

Actual:
783 ft.

< 1/8 BIRMINGHAM, MI  
East FINDS155 HENRIETTA ST MIT270013519
B5 RCRA-CESQGMICHIGAN BELL TELEPHONE COMPANY 1000237764



MICHIGAN BELL TELEPHONE COMPANY  (Continued) 1000237764



            Currently In UseTank Status:

            Currently In UseTank Status:

            Currently In UseTank Status:

389 ft. Site 2 of 2 in cluster B
0.074 mi.

Relative:
Lower

Actual:
783 ft.

< 1/8 BIRMINGHAM, MI  75202
East 155 HENRIETTA    N/A
B6 USTBIRMINGHAM CO U003322266



BIRMINGHAM CO  (Continued) U003322266

697 ft.
0.132 mi.

Relative:
Lower

Actual:
781 ft.

1/8-1/4 BIRMINGHAM, MI  48009
East 199  PIERCE ST    N/A
7 EDR US Hist Auto Stat 1015298290

830 ft.
0.157 mi.

Relative:
Lower

Actual:
779 ft.

1/8-1/4 BIRMINGHAM, MI  99999
WSW 550 W MERRILL    N/A
8 LUSTBIRMINGHAM PUBLIC SCHOOLS S102851783



905 ft.
0.171 mi.

Relative:
Lower

Actual:
782 ft.

1/8-1/4 BIRMINGHAM, MI  48009
East 111 S OLD WOODWARD MIK478599987
9 RCRA-CESQGFULLER CENTRAL PARK PROPERTIES LLC 1016142307



FULLER CENTRAL PARK PROPERTIES LLC  (Continued) 1016142307

941 ft.
0.178 mi.

Relative:
Lower

Actual:
771 ft.

1/8-1/4 BIRMINGHAM, MI  48009
NNE 322 N OLD WOODWARD AVE    N/A
10 EDR US Hist Auto Stat 1015424241

1027 ft.
0.195 mi.

Relative:
Lower

Actual:
779 ft.

1/8-1/4 BIRMINGHAM, MI  
East FINDS168 S OLD WOODWARD AVE MID985652064
11 RCRA NonGen / NLRBIRMINGHAM CAMERA SHOP 1000828149



BIRMINGHAM CAMERA SHOP  (Continued) 1000828149



BIRMINGHAM CAMERA SHOP  (Continued) 1000828149

1096 ft.
0.208 mi.

Relative:
Lower

Actual:
776 ft.

1/8-1/4 BIRMINGHAM, MI  48009
NE 180  OAKLAND AVE    N/A
12 EDR US Hist Auto Stat 1015277420

1105 ft.
0.209 mi.

Relative:
Lower

Actual:
773 ft.

1/8-1/4 BIRMINGHAM, MI  48009
NE 185 OAKLAND AVE MIK674636881
13 RCRA NonGen / NLRHOLLYWOOD SHERIDAN ASSOCIATES LLC 1014392513



HOLLYWOOD SHERIDAN ASSOCIATES LLC  (Continued) 1014392513



1204 ft.
0.228 mi.

Relative:
Lower

Actual:
769 ft.

1/8-1/4 BIRMINGHAM, MI  
SE 200 EAST BROWN    N/A
14 BEABROWN STREET OFFICE BUILDING S109094147

1297 ft. Site 1 of 2 in cluster C
0.246 mi.

Relative:
Lower

Actual:
780 ft.

1/8-1/4 BIRMINGHAM, MI  48009
East 330 EAST MAPLE RD., STE. 162    N/A
C15 SWRCYCORE INDUSTRIES GROUP, LLC S110533436

1306 ft. Site 2 of 2 in cluster C
0.247 mi.

Relative:
Lower

Actual:
780 ft.

1/8-1/4 BIRMINGHAM, MI  48009
East 336 E MAPLE RD MIK851343467
C16 RCRA NonGen / NLRBURTON KATZMAN 1007990194



BURTON KATZMAN  (Continued) 1007990194



BURTON KATZMAN  (Continued) 1007990194

1608 ft.
0.305 mi. WDS

Relative:
Lower

Actual:
779 ft.

1/4-1/2 BEABIRMINGHAM, MI  48009
East UST35001 WOODWARD AVE    N/A
17 LUSTSUNOCO #0008-4178 U003320721



            Removed from GroundTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

SUNOCO #0008-4178  (Continued) U003320721



            Removed from GroundTank Status:

            Removed from GroundTank Status:

SUNOCO #0008-4178  (Continued) U003320721



1649 ft. Site 1 of 2 in cluster D
0.312 mi.

Relative:
Lower

Actual:
778 ft.

1/4-1/2 BIRMINGHAM, MI  49007
East UST34977 WOODWARD AVE    N/A
D18 LUSTSHELL - HUNTER U003319719



            Removed from GroundTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

SHELL - HUNTER  (Continued) U003319719



            Removed from GroundTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

SHELL - HUNTER  (Continued) U003319719



            Removed from GroundTank Status:

            Removed from GroundTank Status:

SHELL - HUNTER  (Continued) U003319719

1649 ft. Site 2 of 2 in cluster D
0.312 mi. WDS

Relative:
Lower

Actual:
778 ft.

1/4-1/2 BEABIRMINGHAM, MI  48104
East AUL34977 WOODWARD AVE    N/A
D19 SPILLSCATALYST DEVELOPMENT CO 8 LLC S104912434



CATALYST DEVELOPMENT CO 8 LLC  (Continued) S104912434



CATALYST DEVELOPMENT CO 8 LLC  (Continued) S104912434

1709 ft. Site 1 of 2 in cluster E
0.324 mi.

Relative:
Lower

Actual:
775 ft.

1/4-1/2 BIRMINGHAM, MI  48073
East 34901 WOODWARD AVENUE    N/A
E20 BEAWOODWARD BROWN ASSOCIATES, LLC S110624723

1709 ft. Site 2 of 2 in cluster E
0.324 mi.

Relative:
Lower

Actual:
775 ft.

1/4-1/2 BIRMINGHAM, MI  48009
East FINDS34901 WOODWARD AVENUE    N/A
E21 US BROWNFIELDSWEISS SAMONA 1014732928



WEISS SAMONA  (Continued) 1014732928



WEISS SAMONA  (Continued) 1014732928



WEISS SAMONA  (Continued) 1014732928



WEISS SAMONA  (Continued) 1014732928

1795 ft.
0.340 mi. WDS

Relative:
Lower

Actual:
771 ft.

1/4-1/2 BEABIRMINGHAM, MI  48011
East UST34745 WOODWARD    N/A
22 LUSTJAX KAR WASH #048 U003319644



            Removed from GroundTank Status:

            Removed from GroundTank Status:

JAX KAR WASH #048  (Continued) U003319644



JAX KAR WASH #048  (Continued) U003319644

1963 ft.
0.372 mi. UST

Relative:
Lower

Actual:
768 ft.

1/4-1/2 LUSTBIRMINGHAM, MI
ESE FINDS34750 WOODWARD AVE MID985666387
23 RCRA-CESQGSPEEDWAY LLC 1000844604



SPEEDWAY LLC  (Continued) 1000844604



SPEEDWAY LLC  (Continued) 1000844604



            Removed from GroundTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

SPEEDWAY LLC  (Continued) 1000844604



            Currently In UseTank Status:

            Currently In UseTank Status:

            Removed from GroundTank Status:

            Removed from GroundTank Status:

SPEEDWAY LLC  (Continued) 1000844604



            Currently In UseTank Status:

            Currently In UseTank Status:

SPEEDWAY LLC  (Continued) 1000844604

1999 ft.
0.379 mi.

Relative:
Lower

Actual:
765 ft.

1/4-1/2 BIRMINGHAM, MI  48009
ESE WDS464 S OLD WOODWARD AVE    N/A
24 LUSTESTATE MOTORS LTD U003330063



ESTATE MOTORS LTD  (Continued) U003330063

2376 ft.
0.450 mi.

Relative:
Lower

Actual:
770 ft.

1/4-1/2 BIRMINGHAM, MI  48009
East 820 EAST MAPLE ROAD    N/A
25 BEAHAMILTON FUNERAL HOME PROPERTY S111832674

2376 ft.
0.450 mi.

Relative:
Lower

Actual:
741 ft.

1/4-1/2 BIRMINGHAM, MI  48009
West UST1065 W MAPLE RD    N/A
26 LUSTMOBIL #03-K9Q U004117527



MOBIL #03-K9Q  (Continued) U004117527



            Removed from GroundTank Status:

            Currently In UseTank Status:

            Currently In UseTank Status:

            Currently In UseTank Status:

MOBIL #03-K9Q  (Continued) U004117527



2463 ft.
0.466 mi.

Relative:
Lower

Actual:
751 ft.

1/4-1/2 BIRMINGHAM, MI  48009
North 856 NORTH OLD WOODWARD AVENUE    N/A
27 BEACHINESE RESTAURANT S108236717

2482 ft.
0.470 mi.

Relative:
Lower

Actual:
762 ft.

1/4-1/2 BIRMINGHAM, MI  48009
ESE 34500 WOODWARD AVENUE    N/A
28 BEAGOLLING MOTORS, INC. S111333595

2630 ft.
0.498 mi.

Relative:
Lower

Actual:
759 ft.

1/4-1/2 BIRMINGHAM, MI  
SE 690 SOUTH OLD WOODWARD    N/A
29 BEAJIMMIES RUSTICS S107596787
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